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PART    I 
Form    424 


FEDERAL  ASSISTANCE 


•  ££"■  Q  PRIAPPLICAT10N 

ACTION  £]  APPLICATION 

<"£ju  □  NOTIFICATION  CF  IKTDiT  (Opt) 

KJ  Q  EMRT  OF  FtDlTtAL  ACTlOf! 


OMB  Approv.l  No.  29-R02W 


2.  APPLI- 
CANTS 
APPLI- 
CATION 


b.  DATE 


TION 

IOENTI. 
F1ER 


NUMBER 

810402-0384 


b.  DATE 

ASSIGNED 


l«.r     walk     da, 

19    81  4         2 


LEGAL  APPLICANT/RECIPIENT 

.  City  of  Boston 

.  Neighborhood  Development  Agency 

.  182  Tremont  Street 

.Boston,  •.  CauBtr  .Suffolk 


t,  Applicant  Na 

h  OtTtnlmiMl 

c  stt—t/r.o.  i 

..  city 


HA 


CoitUet  Ptnsi    (Nam* 

4  hitptw.  at,,.)       ;  Jim  Baecker; 


..ZIP  Cod.:  °2  HI 

(617)-725-3440 


TITLE  AND   DESCRIPTION   OF  APPLICANTS   PROJECT 

Lower  Mills  Housing.   A  private  developer  will 
convert  three  National  Register  mill  buildings  in  a 
Boston  neighborhood  to  144  units  of  rental  housing. 
The  UDAG  will  finance  a  parking  deck,  and  an  in- 
vestment pool  to  reduce  rents  to  below-market 
levels.   After  7  years  of  rental  occupancy,  units 
will  be  sold,  with  UDAG  funds  reused  to  provide 
low-interest  second  mortgages. 


5.   FEDERAL  EMPLOYER   IDENTIFICATION   NO. 

E-046-001-380 


..  NUMBER  b-    Ul*   I  2l    2l    ll 


Urban  Develonment 
Action  Grant 


8.  TYFE  OF  APPLICANT/RECIPIENT 

A-SUto  H-Community  Action  t;mct 

B-lntcnlato  I-  Hi;  w  Educational  loititution 

C-SuinuU  i-  Incitn  Ttioa 

District  K-Othtr   (Spocily) : 
n-Cnuna 
E-Clty 

F- School  Olatriet  ■ 

G-Spaeral  Parpen  ,- — . 

Dutrict  Entwr  appropriate  Utter  El 


9.  TYPE  OF  ASSISTANCE 

A-Euie  Grant  D-lnsurine* 

B-I.ppleraor.til  Grant     E-OUiet  Emter  oppr0.      i — r— i 

C-loan  jrruita  Ltlerd)  |      ft    | 


Boston ,    MA 


XI.  ESTIMATED  NUM- 
BER OF  PERSONS 
BENEFITING 

300 (directly) 


12.  TYPE  OF  APPLICATION 

A-New  C-R«vi«ion  E-Augmarrtiliafi 

D-Rer.wil     D-Centinuatioo 


Enter  appropriate  UtUr  R~J 


PR0PC3CD   FUNDING 


14.  CONGRESSIONAL   DISTRICTS  OF: 


^,ouu,uuu  M-i  ZmuSSm 

0~^|  8,9,11   MA 


16.   PROJECT  START 
DATE   l«cr  mor_'*  d; 
19  81        7        1 


b.  PROJECT 

11    MA 


PPOJCCT 
(JURATION 

18        UanOt 


II.  TYPE  OF  CHANCE  (for  lie  or  It 
A-lr)crtc!l  Dollar)  F-Cthtr  (Specify) : 
B-Oacrctia  Collara  ..  /, 

C-lncrMW  DuratiMi  N/A 

D-:»a«s»»  Duratioo.  

E-CtnctllKlon 


e    OTHER  9,436,833     -»  '  IS.   ESTIMATED  DATE  TO 
1A     -,-,£     on-,    ""     i  BE  SUBMITTCD  TO 

.   12,236,833    M  !        federal  acekcy  b> 


19  81 


Ffr-EP-AL  AGENCY  TC   RECEIVE  RIJUEST    <;Va;a«.  City,  Stats.  ZIP  eedt) 

Department  of  Housing  and  Urban  Development 


month    day 
4  30 


19.  EXISTING  FEDERAL  IDENTIFICATION   NUMeSR 
N/A  


EX.  RCMAF!!-.S  AC: 

D  v*s    q  n< 


AF?L1C\NT 
CERTIFIES 
THATJ> 


To  !!>•  t-;l  of  my  .r.or.  -<c;t  and  bolitf, 
oata    In    Ifcis    pruptUritisn/ippiiciliop:    :rt 

troa  tna  esrrect,  ;p.b  ijc--.-Di.it  csi  boar. 
oVf  t^tnorliac:  tj  tn«  (ci«ra.'.i2  boe>  cf 
'J a  accent  a.ii  ltd  tr.jlia.-t  kill  comply 
wr.b  tta  maenad  nu.-accao  if  ti»  t»»«t- 
itta  bj  tfprent. 


m  MA  Exec.  Office  of  Comm.  &  Devel. 
Qj  Met.  Area  Planning  Council 


CERTIFYING 

F.EPRE- 

EENTATTVE 


I.  TYPED  NAfc'.E  AX  'J  TKl£ 

Kevin  H.    White,    Mayor 


c  DATE  SIGNED 

Year 

19  81 


24.  AuD<CY   NAME 


25.  APPUCA-    Year  month  day 
RECEIVED       19 


2&   ORGANIZATIONAL   UNIT 


27.  ADMINISTRATIVE  OFFICE 


S.  ADDRESS 


Si.  ACTION  TAKEN 
Q  ft.  AKAKDED 
Q  k.  REJECTED 
f-J  ft.  ItETUrWtD  FOR 

AMBOliEXT 
r-j  i.  DETOKZD 


33.  ACTION   DATE  h. 


Tear    meat*    day 


37.  REMARKS  ADDED 
□  Y«i     fJNo 


u  bunt  r_ai 


EOCD*> 


Commonwealth  of  Massachusetts 

Executive  Office  of 
Communities  and  Development 

100  Cambridge  Street  Room  1404  Boston,  Massachusetts  02202  (617)  727-7765 

Edward  J  King.  Governor 

Bvron.Monnews.Secre.orv  ^^    ^     ^ 

The  Honorable  Kevin  H.  White 
Mayor  of  Boston 
City  Hall 
Government  Center 
Boston,  MA  02201 

Re:   A-95  Review:   Dorchester  Lower  Mills  -  UDAG 
State  Application  Identifier:   810402-0384 

Dear  Mayor  White: 

Your  notice  of  intent  requesting  $2,100,000  from  the  Department  of  Housing 
and  Urban  Development  has  been  received  for  review.   These  funds  will  be  used  to 
assist  in  the  private  development  of  three  vacant  mill  buildings  into  145  resi- 
dential units.   The  grant  will  be  used  by  the  City  to  both  purchase  and  develop 
parking  space;  and  to  provide  an  annuity  through  investment  which  will  keep  rents 
at  mid-income  levels. 

As  the  Governor's  designated  State  Clearinghouse,  our  review  follows  the  guide- 
lines of  0MB  Circular  A-95.  It  is  designed  to  provide  advisory  comments  on  the  con- 
sistency of  your  proposal  with  State  plans,  policies,  and  objectives. 

During  our  review  of  your  proposal,  a  summary  was  published  in  the  A-95  Review 
Monitor,  which  is  distributed  to  over  fifty  state  agencies.  Any  interested  agency 
was  provided  with  the  opportunity  to  evaluate  your  proposal  for  consistency  with 
its  particular  policies  and  objectives.   No  state  agency  comments  have  been  received. 

The  Executive  Office  of  Communities  and  Development  has  also  reviewed  your 
proposal.   This  development  will  provide  much-needed  residential  housing  in  what  are 
now  vacant  mill  structures.   Rents  will  be  maintained  at  a  moderate  income  level  and, 
in  five  to  ten  years,  tenants  will  be  able  to  purchase  their  units  with  the 
assistance  of  a  low  interest  mortgage  pool  established  with  the  investment  of  UDAG 
funds.   Dorchester  Lower  Mills  Housing  utilizes  an  innovative  approach  to  providing 
low-cost  housing  and  is  consistent  with  the  State's  housing  policies.   The  Executive 
Office  of  Communities  and  Development  strongly  endorses  this  proposal  and  urges  HUD 
to  fund  this  Urban  Development  Action  Grant. 


cc:   James  Baecker ,  City  Hall: 
MAPC 


An  Equol  OoDorrunry/Affifmorive  Action  Employer 


April  6,  1981 


Mr.  John  F.  Weis 

Di  rector 

Boston  Neighborhood  Development  Agency 

182  Tremont  Street 

Boston,  Massachusetts  02111 


Dear 


RE:  HUD/Urban  Development  Action  Grant  - 
Dorchester  Lower  Mills  Housing,  Boston 
(Received  April  2,  1981) 


The  Metropolitan  Area  Planning  Council  acknowledges  receipt 
of  the  City  of  Boston's  notice  of  intent  to  apply  for  the  proposed 
Dorchester  Lower  Mills  Urban  Development  Action  Grant,  and  your 
letter  requesting  the  Council  to  waive  the  30-day  A-95  review 
process  prior  to  submission  of  your  application. 

The  Council  agrees  to  this  waiver  and  looks  forward  to 
reviewing  your  completed  application  when  it  is  ready  for 
submission  to  HUD. 


ruly  yours, 


UoaX^J 


inathan  G.  Truslow 
jputy  Executive  Director/ 
Director  of  Planning 


JGT 
cc: 


Mr.  Donald  E.  Megathlin,  Jr. 

Executive  Director,  MAPC 
Ms.  Lois  A.  Baxter 

A-95  Coordinator 


PART    II 
Description  of  the  Proposed    Project 


II.  A   BRIEF  DESCRIPTION  OF  THE  PROJECT  AND  ITS  PARTICIPANTS 

Introduction 

The  City  of  Boston  is  seeking  a  $2,800,000  Urban  Development 
Action  Grant  to  support  the  private  creation  of  144  housing  units 
through  the  substantial  rehabilitation  of  three  buildings  in  the 
former  Walter  Baker  Chocolate  Mills  complex  in  the  Dorchester  Lower 
Mills  neighborhood.   The  apartments  will  be  offered  as  rental  housing 
over  a  seven-year  period,  at  the  conclusion  of  which  they  will 
be  offered  for  sale.   UDAG  funds  will  be  used  to  acquire  and  improve 
a  nearby  parcel  for  resident  parking;  to  reduce  rents  to  below- 
market  levels  for  the  seven-year  rental  period;  and  to  subsidize 
below-market  purchases  of  some  or  all  units  thereafter.   This  project 
is  part  of  a  larger  strategy  for  revitalizing  the  Lower  Mills  village 
center,  under  a  plan  adopted  by  the  City  in  1979.   That  strategy 
also  includes  commercial  district  improvements  and  a  $4  million 
Heritage  State  Park,  both  of  which  are  being  implemented.   The 
project  site  is  included  in  both  a  Massachusetts  Commercial  Area 
Revitalization  District  and  a  National  Historic  Register  District. 
The  City's  1979  Lower  Mills  Revitalization  Strategy  envisioned  the 
creation  of  housing  in  the  eastern  portion  of  the  mill  complex. 

The  principal  financing  source  for  the  proposed  housing  other 
than  the  UDAG  is  to  be  a  seven-year  mortgage  from  the  Massachusetts 
Government  Land  Bank,  an  independent  state  agency  empowered  to 
provide  below-market  financing  to  residential,  commercial,  or  industrial 
real  estate  projects  on  properties  found  by  local  government  to 
be  blighted. 

In  addition  to  the  housing,  the  UDAG  will  support  the  construction 
of  a  150-car  parking  deck  in  an  adjacent  portion  of  the  mills  complex. 
This  parking  will  be  used  by  the  residents  of  the  new  apartments, 
and,  under  a  cooperative  agreement,  by  industrial  and  commercial 
businesses  in  the  area  during  the  work  day. 


The  Housing  Development  Team 

Lower  Mills  Associates  (LMA)  will  develop  144  units  of  rehabilitated 
housing  in  the  Pierce,  Preston,  and  Adams  Mill  buildings.   LMA 
is  to  be  a  Massachusetts  Limited  Partnership,  led  by  George  Macomber 
and  Byron  Gilchrest  of  Macomber  Development  Associates,  and  Michael 
Harrington,  Frank  Keefe,  and  Kurt  Schork  of  Harrington,  Keefe  & 
Schork,  Inc.   These  two  organizations  have  extensive  experience 
with  the  UDAG  program  and  with  a  wide  variety  of  urban  development 
projects.   They  are  also  the  General  Partners  of  Westland  Avenue 
Associates,  a  team  which  is  presently  building  a  UDAG-assisted 
mixed-income  rehabilitation  project  in  another  Boston  neighborhood. 
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Other  sponsoring  partners  of  LMA  include  Robert  Kuehn  of  Housing 
Economics,  Inc.,  a  respected  Boston-area  consulting  and  development 
firm,  and  The  Codman  Company,  one  of  the  City's  most  prominent 
real  estate  development  and  marketing  organizations. 

The  general  contractor  will  be  the  George  B.  H.  Macomber  Construction 
Company,  whose  long  record  in  qualtiy  adaptive  reuse  includes  Quincy 
Market  and  a  number  of  housing  developments.   The  project  will 
be  designed  by  the  Boston  Architectural  Team,  adaptive  reuse  specialists 
whose  recent  credits  include  the  conversion  of  the  Francis  Cabot 
Lowell  Mill  complex,  a  National  Register  property  on  the  Charles 
River  in  downtown  Waltham,  to  housing. 


The  Housing  Program 

Lower  Mills  Associates  presently  holds  a  one-year  option  on 
the  three  buildings  involved  in  this  proposal,  containing  approximately 
148,000  gross  square  feet.   The  144  new  apartments  will  include: 
6  studios,  105  one-bedrooms,  27  standard  two-bedrooms,  and  6  two- 
bedroom  duplexes.   The  creative  financing  plan  proposed  in  this 
application  will  provide  one  parking  space  per  unit  at  no  cost  to 
tenants,  and  will  hold  monthly  rents  to  a  range  of  $375  to  $575, 
plus  heat  and  electricity. 

Tenants  will  be  selected  within  income  eligibility  quidelines 
consistent  with  the  below-market  rent  structure.   Rents  will  fall 
generally  between  25%  and  35%  of  household  income,  thus  creating 
an  income  eligibility  range  of  approximately  $15,000  to  $30,000 
per  year.   The  rents  themselves  will  be  (fixed  at  the  initial  level 
plus  pre-determined  escalators  to  cover  increases  in  taxes  and 
other  operating  costs.   When  an  original  tenant  moves  out,  the 
new  tenant  must  fall  within  the  original  income  guidelines  adjusted 
for  inflation.   At  the  end  of  the  seven-year  rental  period,  tenants 
will  have  first  option  to  purchase  their  units,  and  the  City  will 
reuse  the  UDAG  funds  to  create  a  low- interest  mortgage  pool.   Tenants 
for  the  full  seven-year  period  will  have  the  opportunity  to  purchase 
their  units  at  75%  of  fair  market  value.   An  anti-speculation  clause 
will  prevent  any  rapid,  windfall  resale  of  these  apartments.   Both 
these  incentives  are  intended  to  promote  neighborhood  stability. 
If  successful,  this  project  will  have  addressed  a  variety  of  housing 
needs  at  affordable  prices  and  with  no  sudden  infusion  of  upper- 
income  households. 


Parking 

The  housing  to  be  created  by  this  project  will  require  one 
space  per  unit,  in  close  proximity  to  the  residential  buildings. 
In  addition,  the  opportunity  exists  to  use  any  new  parking  created 
for  the  housing  to  serve  in  part  the  adjacent  Lower  Mills  commercial 
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district,  for  winch  parkin?  is  scarce.   The  City's  revi tal izat lor 

strategy  Icr  the  are<=  recognizes  that  new  parking  spaces  for  merchant! 

would  free  up  oii-street  spaces  for  their  customers.   Therefore, 

the  City  and  the  developer  are  working  toward  a  cooperative  agreement 

whereby  a  number  of  spaces  in  the  UDAG-funded  parking  deck  will 

be  used  by  merchants  during  the  working  day,  when  many  tenants 

will  be  away  from  their  apartments.   In  addition,  the  agreement 

may  allow  some  spaces  to  be  used  by  the  industrial  tenants  in  those 

mills  which  are  not  being  converted  to  housing. 

In  response  to  neighborhood  concerns,  the  parking  deck  will 
be  located  within  the  mills  complex,  south  of  Washington  Street 
and  across  Adams  Street  from  the  three  structures  to  be  converted 
in  this  project. 


Financing 

These  mill  buildings  cannot  be  converted  to  below-market  rental 
housing  without  public  participation  on  four  levels. 

Urban  Development  Action  Grant.   The  private  investment  of 
Lower  y.ills  Apartments  is  estimated  at  $9,436,833.   To  secure  this 
investment,  a  UDAG  of  $2,800,000  is  requested.   Counting  recapture 
of  the  portion  loaned  to  the  developer,  the  ratio  of  private  funds 
to  UDAG  funds  will  be  3.6  to  1.   The  UDAG  will  be  used  in  four 
ways  : 

1.  Parking.   $700,000  will  be  loaned  to  the  develoDer  to 
acquire  land  and  build  the  150-space  parking  deck  described 
above.   At  the  end  of  the  rental  period  for  the  housing, 
when  the  spaces  are  sold  with  the  apartments,  the  developer 
will  repay  the  $700,000. 

2.  Rent  Reduction.   The  City  will  invest  $2,000,000  in  UDAG 
funds  in  a  government-backed,  interest-bearing  security, 

and  will  use  the  income  to  off-set  a  portion  of  the  developer's 
annual  debt  service  which  would  otherwise  have  to  be  covered 
by  collected  rents. 

3.  Mortgage  Assistance.  At  the  end  of  the  seven-year  rental  period, 
the  original  UDAG  principal  of  $2,000,000,  plus  the  estimated 
$390,000  it  will  have  earned  in  interest  during  the  construction 
period,  will  be  withdrawn  from  its  investment  placement  and  may 
be  reused  by  the  City  to  provide  low-interest  second  mortgages 
to  needy  tenants  who  wish  to  purchase  their  units. 

4.  Administration.   The  sponsoring  agency,  the  Neighborhood  Devel- 
opment Agency,  will  receive  $100,000  in  UDAG  funds  for  admin- 
istrative costs  relating  to  the  project. 


Community  Investment  Fund  Construction  Loan.   A  construction 
loan  for  the  mortgage  amount  of  $7,897,121  will  be  obtained  from 
a  Boston  bank,  backed  by  Community  Investment  funds  provided  at 
below-market  rates  by  the  Federal  Home  Loan  Bank  Board.   A  12%, 
18-month  loan  is  anticipated. 

Permanent  Financing  by  the  Government  Land  Bank.   The  total 
development  costs  for  the  residential  rehabilitation,  excluding 
land  acquisition,  are  estimated  to  be  $8,686,833.   Of  this  amount, 
$789,712  represents  the  normal  10%  developer's  fee,  which  the  developers 
intend  to  waive  as  an  equity  contribution.   This  leaves  a  permanent 
mortgage  of  $7,897,121,  which  the  Massachusetts  Government  Land 
Bank  is  expected  to  provide  on  a  seven-year  term.   On  March  31, 
1981,  the  Land  Bank  Board  issued  its  preliminary  approval.   Debt 
ser.vice  will  be  at  an  interest -only  constant  of  9.6%.   Repayment 
of  principal  will  be  derived  from  sales  proceeds  of  the  units. 
Without  question,  permanent  financing  at  market  rates  would  push 
required  rent  levels  to  luxury  levels  or  beyond. 

In  addition  to  the  permanent  financing  of  the  housing  improvements, 
the  Land  Bank  is  also  expected  to  finance  the  acquisition  of  the 
land  and  buildings  from  the  outset  of  the  implementation  period, 
at  a  cost  of  $750,000  to  be  amortized  by  the  developer. 

A  121A  Tax  Agreement.   The  development  team  is  requesting  a 
standard  tax  agreement  for  a  private  residential  project,  such 
that  20%  of  gross  collected  rents  will  be  paid  to  the  City  as  taxes. 
However,  in  order  to  achieve  the  public  purpose  of  keeping  rents 
at  non-luxury  levels,  the  City  is  being  asked  to  defer  the  collection 
of  a  portion  of  its  tax  revenues.   During  the  seven-year  rental 
period  payments  would  begin  at  12%  of  collected  rents  in  Year  1 
and  escalate  to  16%  in  Year  5,  at  which  level  they  would  be  fixed. 


II.  B.  1  STATEMENT  OF  PROBLEMS  AND  OBJECTIVES 

(a)  Problems  and  (b)  Objectives 

Boston  is  known  nationally  for  the  booming  revitalization  process 
now  occurring  in  its  downtown.   Throughout  this  period,  however, 
the  City  has  attempted  to  focus  as  well  on  the  revitalization  of 
its  neighborhoods.   Boston  is  one  of  the  most  neighborhood-oriented 
cities  in  America,  with  more  than  a  dozen  distinct  communities 
identified  by  natural  or  man-made  boundaries.   Social  and  political 
life  in  the  City  is  organized,  in  part,  around  neighborhood  identity. 

Economic  activities  are  relatively  minor  in  those  neighborhoods 
which  adjoin  the  downtown,  but  in  the  outlying  neighborhoods  - 
most  of  which  were  once  separate  municipalities  -  there  are  business 
districts  that  are  in  many  ways  the  equivalents  of  any  smaller 
city  center  in  New  England.   The  problems  of  disinvestment  are 
often  equivalent  as  well,  and  the  effects  are  felt  throughout  the 
surrounding  residential  areas. 

In  the  City's  judgment,  revitalization  of  these  neighborhoods 
depends  jointly  on  the  stabilization  and  improvement  of  the  housing 
stock  and  on  the  promotion  of  reinvestment  in  the  village  centers. 
In  1979,  the  City  selected  three  neighborhood  areas  as  subjects 
for  intense  analysis  by  city  agencies  and  the  development  of  com- 
prehensive action  strategies  for  concentrated  public  and  private 
investment.   These  three  areas  were: 

Roslindale  Square,  a  major  business  district  in  the 
southwestern  quadrant  of  the  City; 

the  Blue  Hill  Avenue  Corridor,  including  three  neighborhood 
commercial  districts  and  large  expanses  of  deteriorated 
residential  stock; 

-   Dorchester  Lower  Mills. 

Dorchester  Lower  Mills  is  an  historic  residential  and  business 
center  on  the  Neponset  River  at  the  southern  extremity  of  the  City 
(see  Exhibit  A) .   A  grist  mill  was  established  at  Lower  Mills  in 
1634,  and  the  production  of  chocolate  began  in  1765.   Lower  Mills 
was  the  most  densely  developed  section  of  the  then-separate  Town 
of  Dorchester  by  the  1830' s,  and  the  Walter  Baker  Chocolate  Company 
had  completed  the  development  of  the  mill  complex  as  presently 
known  by  the  end  of  the  19th  century.   General  Mills  purchased 
the  Baker  complex  in  1927,  and  in  1965  the  chocolate  manufacturing 
operation  was  moved  to  Delaware,  an  economic  blow  from  which  the 
neighborhood  has  never  fully  recovered.   The  mill  complex  is  a 
National  Register  property  (and  the  adaptive  reuse  proposed  in 
this  project  will  be  oriented,  in  design  and  in  financial  strategy, 
to  that  effect) . 


EXHIBIT  A:  LOCATION  OF  LOWER  MILLS  IN  THE  BOSTON  AREA 
(Heavy  black  line  is  Boston  municipal  boundary.) 
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Adjacent  to  the  mill  complex  is  a  typical  neighborhood  business 
district  which  has  undergone  a  slow  process  of  disinvestment  since 
the  closing  of  the  chocolate  plant  in  1965,  but  which  has  more 
recently  begun  to  enjoy  noticeable  reinvestment  by  both  the  public 
and  private  sectors.   The  commercial  center  is  surrounded  by  a 
stable,  largely  blue-collar  neighborhood,  which  has  consistently 
expressed  its  interest  in  revitalization  activities  which  will 
enhance  rather  than  disrupt  that  stability. 

A  distinct  but  related  problem  facing  Boston  and  her  inner-core 
neighbors  is  the  strong  bias  in  the  area  housing  market  toward 
two  kinds  of  residential  development  -  100%  Section  8  projects, 
and  luxury  developments  at  prime  downtown  or  waterfront  locations. 
Even  at  the  luxury  end  of  the  market,  non-Section  8  rental  housing 
is  extremely  difficult  to  develop,  and  condominiums  are  becoming 
the  dominant  mode.   It  is  a  fundamental  objective  of  the  City  to 
stimulate  the  development  of  quality  housing,  particularly  in 
neighborhoods,  at  rental  or  sales  prices  affordable  by  households 
which  are  not  affluent.   Residential  development  at  below-market 
prices  in  a  neighborhood  center  would  plainly  represent  the  convergence 
of  the  two  major  policy  goals  outlined  here. 


(c)   Strategies 

Boston's  approach  to  neighborhood  center  revitalization  is 
embodied  in  the  Lower  Mills  plan  published  in  1979.   Entitled 
Dorchester  Lower  Mills;  An  Urban  Village  in  the  1980 ' s :   A 
Revitalization  Strategy,  the  entire  document  is  attached  as  Appendix 
1.   Designed  to  be  an  "action  strategy"  rather  than  an  unrealizable 
planning  study,  it  recommends  12  specific  actions,  grouped  into 
three  general  areas  -  revitalization  of  the  Lower  Mills  business 
district;  the  creation  of  a  Heritage  State  Park;  and  the  private 
reuse  of  the  Mills  complex  itself. 

Several  strategic  principles  in  this  study  were  intended  to 
be  generalizable  to  other  Boston  neighborhood  centers  -  the  careful 
integration  of  public  and  private  investment  in  the  shopping  area; 
the  use  of  downtown-type  commercial  financing;  the  importance  of 
a  major,  visible  public  amenity  in  transforming  the  marketplace 
perception  of  the  area  (in  this  case,  the  proposed  Park) ;  the  emphasis 
on  reusing  familiar  structures  wherever  possible;  and  the  assumption, 
widespread  in  Massachusetts,  that  city  or  town  center  revitalization 
is  a  necessary  stimulus  for  reinvestment  in  the  surrounding  streets 
and  blocks. 

Thus  far,  significant  progress  has  been  made  in  two  areas  of 
activity  into  which  the  private  reuse  of  the  mill  buildings  must 
fit. 
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Business  District  Revitalization.   The  City  of  Boston  and  the  Common- 
wealth of  Massachusetts  have  designated  the  Lower  Mills  business 
district,  including  the  mill  complex,  a  Commercial  Area  Revitalization 
District.   This  designation  makes  commercial  projects  eligible  for 
industrial  revenue  bond  financing,  and  one  project,  the  conversion 
of  the  burnt-out  and  vacant  Knights  of  Columbus  Hall  site  into 
professional  offices,  has  been  approved  and  is  ready  for  construction. 
A  new  branch  library  has  been  nearly  completed,  and  a  coordinated 
program  of  public  streetscape  and  private  storefront  improvements 
has  been  funded  in  the  CDBG  budget  and  is  moving  toward  implementation. 
An  important  need  for  the  Lower  Mills  merchants  -  a  supply  of 
all-day  parking  for  employees  so   that  on-street  spaces  can  be 
freed  up  for  customers  -  has  not  yet  been  solved.   A  partial  solution 
is  envisioned  as  a  by-product  of  this  UDAG. 

A  Heritage  State  Park.   In  1975,  Massachusetts  established  a  Heritage 
State  Park  in  the  downtown  mill  and  canal  district  of  Lowell  as 
a  means  not  only  of  providing  open  space  and  recreation  in  a  dense 
urban  center,  but  of  stimulating  private  commercial  reinvestment. 
Between  1976  and  1978,  seven  other  aging  downtowns  were  selected 
as  Heritage  State  Park  sites.   In  Boston's  1979  plan  for  Lower 
Mills,  it  was  proposed  that  a  Heritage  State  Park  be  established 
to  commemorate  the  history  of  the  site  and  to  stimulate  neighborhood 
revitalization.   The  park  would  be  centered  in  the  mill  complex, 
and  would  extend  along  the  banks  of  the  Neponset,  both  in  Boston 
(Dorchester)  and  in  the  Town  of  Milton,  which  lies  directly  across 
the  river.   In  1979,  the  state  legislature  authorized  a  $4  million 
Lower  Mills  Heritage  State  Park  for  Dorchester  and  Milton.   Planning 
by  the  Massachusetts  Department  of  Environmental  Management  is 
underway,  and  the  Park  will  be  carefully  woven  into  the  planned 
reuse  of  the  mills  and  revitalization  of  the  adjacent  business 
district. 

As  exciting  and  important  as  these  initiatives  are,  the  Baker 
Mills  complex  is  so  much  the  dominant  feature  of  this  neighborhood 
center  that  the  way  in  which  they  are  reused  will  affect  everything 
else.   The  former  mills  are  presently  owned  by  two  light  manufacturing 
companies,  and,  in  the  case  of  the  major,  central  portion  of  the 
complex,  by  a  private  partnership  which  leases  the  space  to  a  variety 
of  small  manufacturing  and  warehousing  users.   This  central  portion 
of  the  complex  consists  of  eight  buildings  containing  523,800  square 
feet  of  building  space.   Considerable  vacant  space  exists  in  these 
buildings,  and  most  of  the  jobs  they  contain  are  low-skill. 

The  City's  1979  action  strategy,  which  was  prepared  in  consultation 
with  the  partnership  which  owns  the  eight  central  buildings,  specifically 
envisioned  the  consolidation  of  existing  tenants  into  a  portion 
of  the  complex,  freeing  up  entire  buildings  for  new  uses.   Housing 
was  proposed  for  the  buildings  which  are  the  subject  of  this  UDAG 
application. 


As  to  the  other  problem  and  objective  -  the  need  to  overcome 
the  economic  obstacles  to  affordable,  non-luxury  housing,  particularly 
rental,  the  City  has  already  established  a  promising  strategy  through 
the  use  of  UDAG  funds  in  another  project,  Westland  Avenue  Apartments. 
In  this  model,  non-Section  8  apartments  are  rented  at  below-market 
rates  as  the  result  of  the  cash  flow  derived  from  the  high-yield 
investment  of  UDAG  funds  by  the  City  for  the  specific  use  of  the 
project  in  question.   This  cash  flow  is  used  to  offset  a  portion 
of  annual  debt  service  costs  which  would  otherwise  have  to  be  covered 
by  collected  rents.   Like  the  Lower  Mills  proposal,  the  Westland 
Avenue  project  combined  the  provision  of  much  needed  middle-income 
housing  with  the  physical  transformation  of  a  neighborhood's  most 
prominent  physical  feature.   While  there  are  important  differences, 
the  Lower  Mills  project  will  attempt  to  replicate  the  basic  financial 
strategy  established  in  the  Westland  Avenue  project. 


(d)  Need  for  Assistance.   Boston  has  thoroughly  established  its 
need  for  state  and  Federal  assistance  in  carrying  out  its  community 
revitalization  activities,  whether  in  the  downtown  or  the  neighborhood 
arena.  Thus  far,  the  City  has  received  Urban  Development  Action 
Grants  for  a  wide  variety  of  projects. 

Particularly  in  the  neighborhoods,  present  economic  conditions 
make  new  investment  difficult  in  the  absolute  sense.   In  the  relative 
sense,  neighborhoods  like  Dorchester  have  not  yet  "arrived"  to 
the  point  that  large-scale  private  investment  is  likely  to  turn 
there,  and  if  such  investment  did  occur  in  the  residential  sector, 
its  economics  would  undoubtedly  require  the  infusion  of  upper- 
income  renters  or  buyers  to  be  feasible.   Such  investment  would 
thus  contribute  to  the  fear  and  the  reality  of  gentrif ication  in 
neighborhoods  which,  like  Dorchester  Lower  Mills,  are  struggling 
for  stability.   The  Westland  Avenue  case,  and  the  financial  projections 
for  Lower  Mills,  show  conclusively  that  without  UDAG  assistance 
in  conjunction  with  other  below-market  financing  tools,  non-luxury, 
non-Section  8  housing  simply  cannot  be  built. 

Commercially,  Boston  has  instituted  the  state's  relatively 
new  CARD  (Commercial  Area  Revitalization  District)  program  in  the 
downtown  and  in  many  of  the  older  neighborhood  shopping  districts, 
including  Lower  Mills  Village.   Designation  of  a  CARD,  which  must 
be  located  in  an  older  commercial  center,  indicates  that  reinvestment 
is  unlikely  to  occur  without  the  benefits  which  the  CARD  confers  - 
eligibility  for  Revenue  Bond  financing,  state  commercial  mortgage 
insurance,  and  certain  state  tax  incentives. 


II.  B.  2  OEDP  COMPLIANCE 

No  EDA  funding  is  involved  in  the  proposed  project. 


II.  B.  3  PROJECT  FEASIBILITY  ANALYSIS 

This  project  offers  an  exciting  convergence  of  interests  between 
the  developer  and  the  City.   As  the  project  is  conceived,  "feasibility" 
involves  the  developer's  ability  to: 

-  develop  the  apartments  as  rental  housing  and  rent  them  at 
rates  which  allow  at  least  a  break-even  cash  flow  position 
until  the  conversion  to  owner  occupancy; 

-  syndicate  the  project,  thereby  taking  advantage  of  the  tax 
incentives  applying  to  National  Register  of  Historic  Places 
properties; 

.  -   sell  the  apartments  at  prices  which  satisfy  the  City's  interest 
in  neighborhood  stability  but  are  high  enough  to  recover 
all  debt,  equity,  UDAG  recapture,  deferred  property  tax, 
and  other  obligations,  and  to  provide  the  developers  with 
a  reasonable  profit  at  the  conclusion  of  their  involvement. 

The  basic  financial  strategy  which  has  evolved  -  a  seven-year 
rental  period  followed  by  conversion  to  owner  occupancy  -  will 
allow  all  of  these  objectives  to  be  met.   The  reasons  for  not  choosing 
either  a  permanent  rental  or  condominium  model  are  straightforward. 
As  a  rental  project,  the  proposed  apartments  cannot  possibly  achieve 
non-luxury  rents  compatible  with  the  community  unless  financed 
through  some  tax-exempt,  below-market  program.   The  financing  mechanism 
considered  most  likely  to  be  available  is  the  Massachusetts  Government 
Land  Bank,  which  uses  state  bonds  for  mortgage  financing.   The 
Land  Bank  insists  on  a  short  mortgage  term.   Seven  years,  after 
an  18-month  construction  term,  is  considered  long  enough  to 
allow  a  reasonably  attractive  syndication  of  the  project  to  limited 
partners. 

As  a  condominium  project  from  the  outset,  without  benefit  of 
syndication,  the  project  would  require  sales  prices  which  fully 
covered  costs  plus  profit.   Such  prices,  if  attainable  at  all  in 
this  location,  would  be  far  in  excess  of  housing  prices  in  the 
community.   After  the  seven-year  rental  period,  on  the  other  hand, 
the  developers  will  be  able  to  offer  the  units  at  a  significant 
below-market  discount  to  multi-year  tenants  while  still  recovering 
enough  sales  proceeds  to  meet  their  obligations  and  achieve  a  profit. 

Sections  II. B. 6  and  III.B.7  of  this  application  explain 
the  role  of  UDAG  and  Land  Bank  assistance  in  reducing  the  annual 
debt  service  load,  and  the  portion  of  that  load  which  must  be  covered 
by  collected  rents.   Based  on  those  assumptions,  the  following 
chart  shows  that  an  average  rent  of  $489  per  month  excluding  heat 
and  electricity  is  required  to  break-even  during  Year  1  of  full 
operation.   (Subsequent  rent  increases  will  be  limited  to  a  pass- 
through  of  operating  cost  and  tax  increases.)   Project  feasibility 
during  the  rental  period  thus  depends  on  the  ability  of  the  project 
to  achieve  the  average  rent  required. 
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DERIVATION  OF  AVERAGE  RENT 

Adjusted  total  debt  service  (after  retirement  of  $200,000 

permanent  debt  with  syndication  proceeds)  810,000 

Earnings  of  rent  reduction  amount  ($2,681,900  at  13%)  (348,647) 

Debt  service  to  be  paid  from  collected  rents  462,237 

Operation  and  maintenance  plus  reserve  ($1,500  per  unit 

excluding  heat  and  electricity  paid  by  tenants)  216,000 

Total  annual  rent  required  to  cover  debt  service 

plus  O  &  M  &  R  678,237 

Total  annual  rent  required  to  cover  12%  121A  taxes  770,724 

Total  annual  rent  required  to  provide  4%  coverage  802,838 

Total  gross  potential  rent  required  to  absorb  5%  vacancy  845,092 

Gross  potential  rent  per  month  70,424 

Average  monthly  rent  per  unit  489 

Range  of  rents  375-575 


The  Codman  Company,  which  is  a  general  partner  in  the  development 
entity  and  which  will  manage  the  project  through  its  management 
subsidiary,  is  completing  a  marketing  study  which  supports  the  ability 
of  the  project  to  attain  the  needed  rent  levels.    The  study  will  be 
provided  upon  completion. 


II.  B.  4  DEVELOPER  AND  OTHER  PARTIES 

(a)   Primary  Development  Entity. 

The  developer  for  this  project  is  Lower  Mills  Associates,  a 
Massachusetts  Limited  Partnership  in  the  process  of  being  formed. 
At  present,  there  are  ten  General  Partners,  led  by  the  following 
five  individuals: 

George  Macomber 
Byron  Gilchrest 
Michael  J.  Harrington 
Frank  T.  Keefe 
Kurt  E.  Schork 


These  five  persons  are  the  principals  in  Macomber  Development 
Associates  and  Harrington,  Keefe  &  Schork,  Inc.  (HKS) ;  two  organizations 
with  substantial  experience  in  housing  development,  the  UDAG  program 
and  other  relevant  areas  of  activity.   Moreover,  these  five  are 
also  the  General  Partners  of  Westland  Avenue  Associates,  the  development 
entity  in  the  UDAG-assisted  housing  rehabilitation  project  described 
in  Section  II. B. 2  of  this  application.   The  Macomber  and  HKS  organizations 
have  been  involved  in  numerous  revitalization  projects  in  Boston, 
and  the  City  is  thoroughly  familiar  with  their  work. 

Also  included  among  the  General  Partners  of  Lower  Mills  Associates 
are  Robert  Kuehn,  President  of  Housing  Economics,  Inc.  and  Housing 
Associates;  Lawrence  Bianchi,  President  of  The  Codman  Company; 
and  Edward  Haddad,  Vice  President  of  The  Codman  Company. 

The  two  remaining  General  Partners  are  Peter  Freeman  and  Anthony 
Pangaro,  who  are  business  associates  of  Macomber  and  Gilchrest. 

Attached  as  Appendix  2  are  descriptive  materials  on  Macomber 
Development  Associates,  HKS,  Housing  Economics,  Inc.  and  The  Codman 
Company . 


(b)   Other  Parties. 

The  project  architect  is  the  Boston  Architectural  Team  (BAT) , 
which  also  served  in  that  capacity  on  the  Westland  Avenue  project. 
BAT  is  one  of  New  England's  leading  adaptive  reuse  firms,  and  its 
recent  credits  include  the  conversion  of  the  landmark  Francis  Cabot 
Lowell  Mills  in  downtown  Waltham  into  housing. 


The  general  contractor  is  the  George  B.  H.  Macomber  Construction 
Company ,  a  New  England  master  builder  for  two  generations  and, 
like  BAT,  a  leader  in  adaptive  reuse.   Macomber  Construction  was 
general  contractor  for  the  reuse  of  Boston's  Quincy  Market  complex, 
and  is  presently  building  the  Westland  Avenue  project.   Macomber' s 
credits  include  the  recent  conversion  of  a  mill  complex  in  Maiden 
to  housing.   Appendix  3  contains  material  on  the  architect  and  contractor. 

(c)   Multiple  Roles. 

George  Macomber,  President  of  Macomber  Construction  (the  general 
contractor)  is  a  General  Partner  in  the  development  entity. 

The  managing  agent,  The  Codman  Management  Company,  is  a  subsidiary 
of  The  Codman  Company,  of  which  the  President  and  Vice  President, 
Lawrence  Bianchi  and  Edward  Haddad,  are  also  General  Partners  in 
the  development  entity. 

The  developers  and  the  City  believe  that  the  close  association 
which  exists  between  the  General  Partners,  on  the  one  hand,  and 
the  builder  and  the  manager,  on  the  other,  will  constitute  a  real 
advantage  in  implementing  this  challenging  project. 


II.  B.  5  CONSULTANTS 


There  are  no  independent  consultants  involved  in  this  project. 
Marketing  analysis  is  being  performed  by  The  Codman  Company,  while 
the  UDAG  application  and  other  staff  work  required  for  public  parti- 
cipation is  the  responsibility  of  Harrington,  Keefe  &  Schork,  Inc. 
The  principals  of  both  firms  are  General  Partners  of  Lower  Mills 
Associates. 


II.  B.  6  PRIMARY  PROJECT  DESCRIPTION 

(a)   Project  and  Transaction  Descriptions 

This  project  consists  of  a  single  transaction,  divided  into 
seven  operations.   These  are  as  follows: 

1.  Land  Acquisition.   The  properties  to  be  used  for  both  the 
housing  conversion  and  the  parking  deck  are  presently  owned 
by  Walter  Baker  Building  *,    a  partnership  which  succeeded 
General  Mills  as  owner  of  the  eight  central  Baker  Chocolate 
buildings.   Lower  Mills  Associates  will  pay  $750,000  for 
the  housing  parcel  and  its  three  mills,  and  (tentatively) 
$100,000  for  the  parcel  to  be  used  for  the  parking  deck. 

2.  Relocation.   The  mills  to  be  reused  presently  house  15 
small  industrial  tenants,  most  of  which  will  relocate  to 
other  Walter  Baker  Building  mill  space  across  the  street. 
Relocation,  which  is  projected  to  cost  $100,000  and  take 
three  months,  will  begin  as  soon  as  UDAG  and  Land  Bank 
financing  are  assured. 

3.  Creation  of  rent  reduction/second  mortgage  pool.   The  City 
will  request  an  early  lump-sum  draw-down  of  the  UDAG  amount, 
so  that  $2,000,000  can  be  invested  as  quickly  as  possible 
in  a  government-backed  security.   The  construction-period 
interest  earned  on  this  $2,000,000  will  be  added  to  the 
principal ,  and  the  annual  income  from  the  aggregate  amount 
invested  will  be  used  to  cover  a  portion  of  the  permanent 
debt  service.   This  pool  will  be  created  and  managed  by 

the  City,  and  at  the  end  of  the  seven-year  rental  period, 
the  funds  will  be  withdrawn  from  the  investment  and  may  be  i 
as  a  second  mortgage  pool  for  eligible  apartment  buyers. 

4.  Final  Design.   Boston  Architectural  Team  will  require 
approximately  six  months  from  the  time  of  the  UDAG  award 
to  complete  working  drawings. 

5.  Parking  Deck  Construction.   This  operation  is  projected 
to  cost  $600,000  and  to  last  approximately  six  months. 
The  City  will  loan  the  developer  $700,000  in  UDAG  funds  to 
cover  acquisition  of  the  parking  site  and  construction  of 
the  deck. 

6.  Rehabilitation  of  the  Mills  for  Housing.  This,  the  central 
operation  in  the  project,  will  cost  $6,402,480  (hard  costs) 
plus  fees  and  carrying  costs.   Construction  is  expected 

to  take  twelve  months. 

7.  Rent-up .   The  three  mill  buildings  will  be  marketed  in 
the  order  they  are  completed.   Income  from  rents  collected 
during  construction  period  will  be  added  to  the  rent  pool. 


♦Walter  Baker  Building  is  an  informal  name  used  to  collectively 
identify  the  several  individual  owners  and  Trustees. 


(b)   Site  Information. 

1.  Existing  Conditions.   The  properties  to  be  involved  in 
this  project  include: 

the  three  buildings  known  as  the  Adams,  Pierce,  and 
Preston  Mills,  which  occupy  a  single  parcel  on  the 
eastern  side  of  the  Baker  Mills  complex.   This  parcel 
is  bounded  by  Adams  Street  on  the  north  and  west,  the 
Neponset  River  on  the  south,  and  mill  property  owned 
by  another  private  party  on  the  east.   The  parcel  is 
outlined  on  the  attached  Lower  Mills  area  map 
(Exhibit  B) . 

a  portion  of  the  Walter  Baker  Building  property  located 
across  Adams  Street  in  the  westerly  portion  of  the 
complex,  to  be  used  for  parking.   Also  outlined  on 
Exhibit  B,  this  parcel  is  bounded  by  Washington  Street 
on  the  north,  Adams  Street  on  the  east,  and  other  Walter 
Baker  property  on  the  west  and  south. 

The  mill  buildings  are  presently  served  by  the  domestic  water, 
storm  sewer,  and  sanitary  sewer  utilities  of  the  Boston  Water  and 
Sewer  Commission,  and  by  the  Boston  Gas  and  Boston  Edison  companies. 

Automobile  access  is  provided  on  the  several  major  arterial 
streets  which  converge  to  form  Dorchester  Lower  Mills'  business 
district  -  Washington  Street,  Adams  Street,  Morton  Street,  and 
Dorchester  Avenue.   The  Southeast  Expressway  (Routes  3  and  1-93) 
is  nearby  and  easily  accessible  from  Lower  Mills.   Public  trans- 
portation is  provided  not  only  by  bus  routes,  but  by  a  stop  on 
the  MBTA  "Red  Line  Trolley",  located  just  across  the  River  on  the 
Milton  Village  side  of  the  mills  complex. 

The  mill  buildings  to  be  used  in  this  residential  project 
are  on  the  National  Register  of  Historic  Places,  and  the  entire 
river-edge  mills  area  will  be  included  in  the  planned  Lower  Mills 
Heritage  State  Park. 

2.  Proposed  Improvements.   The  parking  deck  will  accommodate 
150  cars.   The  preliminary  design  concept  calls  for  access  from 
two  levels,  upper  (from  Washington  Street)  and  lower  (from  the 
Baker  complex  inner  courtyard,  entered  from  Adams  Street) . 

The  principal  improvement  involved  in  the  project  is  the  con- 
version of  the  three  mill  buildings  on  the  east  side  of  Adams  Street 
to  144  apartments.   The  breakdown  of  unit  type  by  building  is  as 
follows : 
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EXHIBIT  B:  LOCATION  OF  PROJECT  PARCELS  IN  LOWER  MILLS  VILLAGE 
(Source  of  map:  Dorchester  Lower  Mills:  A  Revitalization  Strategy) 


Building 

Studio 

1  BR 

2  BR 

2  BR 

Duplex 

Total 

Adams  Mill 

6 

39 

6 

6 

57 

Pierce  Mill 

0 

56 

15 

0 

71 

Preston  Mill 

0 

10 

6 

0 

16 

TOTAL 

6 

105 

27 

6 

144 

In  all,  the  project  involves  approximately  110,000  net 
square  feet  of  rentable  space,  and  148,000  square  feet  of  gross 
building  space.   Exhibit  C  consists  of  a  site  plan  of  the  three- 
building  parcel,  and  a  set  of  typical-unit  layouts. 

(cf     Property  Information. 

The  housing  parcel  is  the  subject  of  an  option  agreement 
(attached  as  Exhibit  D)  between  the  original  General  Partners  of 
Lower  Mills  Associates  and  the  partners  of  Walter  Baker  Building. 
Lower  Mills  Associates  has  the  right  to  purchase  the  parcel  for 
$750,000;  this  option  expires  in  January  1982.   The  purchase  price 
is  to  be  paid  in  three  equal  installments;  the  seller  has  the  right 
to  substitute  an  equity  position  in  the  project  for  the  final  payment. 
The  acquisition  cost  will  be  approximately  $5.07  per  gross  square 
foot,  and  $5,208  per  unit. 

The  parcel  is  presently  zoned  M-l  (Industrial),  reflecting 
its  historic  use.   While  certain  facets  of  the  proposed  residential 
use  require  zoning  clearance,  this  will  be  achieved  automatically 
as  part  of  the  process  whereby  the  Chapter  121A  Tax  Agreement 
for  the  project  is  approved  by  the  Boston  Redevelopment  Authority. 
The  principal  site-related  impediment  to  the  proposed  use  is  the 
lack  of  parking,  which  will  be  remedied  to  the  satisfaction  of 
the  developer,  the  City,  the  neighborhood,  and  the  permanent  lender 
by  the  construction  of  the  150-space  deck  across  Adams  Street. 

Walter  Baker  Building  acquired  the  three  mill  buildings  in 
1965  for  $84,000*.   The  present  assessed  valuation  is  $105,300. 
An  appraisal ,  required  by  the  Massachusetts  Government  Land  Bank 
as  permanent  lender,  is  in  process.   The  parcel  to  be  used  for 
the  parking  deck  is  the  subject  of  an  as-yet  unwritten  agreement 
between  Walter  Baker  Building  and  Lower  Mills  Associates.   It  will 
be  acquired  by  LMA  for  approximately  $100,000. 


♦The  entire  eight-building  complex  was  bought  for  $253,000;  the  share 
attributable  to  the  Adams,  Pierce,  and  Preston  mills  is  approximately 
$84,000.   The  assessed  valuation  quoted  is  for  these  three  mills  only. 


EXHIBIT  C:  ARCHITECT'S  DRAWINGS  OF  PROPOSED  IMPROVEMENTS 

This  exhibit  includes: 

— site  plan  of  housing  parcel 
— sample  floors  of  each  mill 

— site  plan  of  project  area  showing  location  of 
parking  deck. 
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EXHIBIT  D:  OPTION  AGREEMENT  ON  HOUSING  PARCEL 


(This  is  a  file  copy.   The  agreement  has  been  signed 
by  all  parties.) 


Mr.  Bertram  Paley 
Paley  Associates 
Walter  Baker  Euilding 
1220  Adams  Street 
Dorchester,  MA   02124 

Re:   Dorchester  Lower  Mills 
(East  Side)  "Project") 

Gentlemen : 

This  letter  will  confirm  the  understandings  which  we  have 
reached  with  respect  to  the  Project. 

Those  understandings  are  as  follows: 

I.   Definitions. 

1.   Property  -  The  land  and  buildings  situated  on  the 
Easterly  side  of  Adams  Street  in  Boston,  Suffolk  County,  Massachusetts 
upon  which  the  Project  will  be  constructed  and  more  specifically  shown 
on  a  plan  of  land  attached  hereto  and  incorporated  by  reference  as 
Exhibit  A. 

2.  Owner  -  Walter  Baker  Building  consisting  of  Joseph 
Linsey,  Joseph  Kosow,  collectively  owning  40%,  Leslie  Pike,  S. 
Charles  Kasdon  and  Bertram  Paley,  Trustees,  owning  40%  and  Joseph 
Ford  owning  20%. 

3.  Developer  -  Macomber  Development  Associates, 
Harrington,  Keefe  and  Schork,  Robert  H.  Kuehn ,  Jr.  and  The  Codman  Co. 
whose  obligations  hereunder  shall  be  joint  and  several. 

4.  Partnership  -  A  limited  partnership  to  be  formed 
at  or  prior  to  the  conveyance  of  the  property  for  purposes  of 
commencing  the  Project.   The  general  partners  of  the  partnership 
will  be  some  or  all  of  the  Drincipals  of  the  Developers  as  they 

in  their  discretion  determine. 

The  Owner,  or  the  Owner's  nominee  will  have  the  right  to  be 
admitted  to  the  Partnership  as  a  limited  partner  holding   fifteen 
percent  interest  in  the  Partnership  on  the  same  terms  and  conditions 


and  having  the  same  rights  and  obligations  as  Investor  Limited 
Partners  to  be  admitted  to  the  Partnership  pursuant  to  a  syndica- 
tion of  the  remaining  portion  of  the  partnership  interest  held  by  the 
Developers;  provided,  however,  that  the  Owner  or  Owner's  nominee 
shall  have  no  obligation  to  make  any  capital  contribution  other 
than  the  contribution  of  the  Property.   In  lieu  of  receiving  the 
priority  distributions  described  in  paragraphs  III.  2  and  III.  3 
herein  the  Owner  may  elect  pursuant  to  paragraph  III.  1  to  increase 
the  Owner's  interest  in  the  partnership  on  the  same  terms  and 
conditions. 

II.   Upon  the  execution  of  this  Agreement  the  Developers 
shall  have  the  right  and  exclusive  option  to  undertake  the  Project 
within  the  following  periods  of  time: 

1.  The  Developers  shall  have  12  months  from  the  date 
of  execution  of  this  letter  agreement  by  all  parties  to  obtain 
a  firm  commitment  for  financing  provided  that  if  the  Developer 
has  not  obtained  such  commitment  within  12  months,  Developer  may 
extend  this  Agreement  for  an  additional  90  days  to  obtain  such 
commitment,  provided  that  substantial  evidence  of  progress  to 
that  end  shall  have  been  demonstrated. 

2.  The  construction  loan  closing  predicated  upon  the 
foregoing  commitment  must  occur  within  8  months  after  the  date 

of  commitment  provided  that  if  the  construction  loan  closing  does 
not  occur  for  reasons  beyond  the  reasonable  control  of  the 
Developer,  the  Developer  may  extend  the  time  period  for  an  additional 
90  days,  provided  that  substantial  evidence  or  progress  to  that 
end  shall  have  been  demonstrated. 

In  case  of  each  extension  above  Developer  shall  give  as  much 
prior  written  notice  to  Owner  as  is  reasonably  possible. 

3.  Developer  shall  also  give  to  Owner  as  much  prior 
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written  notice  of  the  proposed  construction  loan  closing  as  is 
reasonably  possible,  provided  that  the  Developer  shall  not  give 
such  notice  nor  shall  such  notice  be  effective  unless  it  is 
accompanied  by  the  following: 

(a)  a  firm  commitment  for  financing  and  if 
Developer  proposes  to  secure  HUD  mortgage 
insurance  a  conditional  commitment  for 
mortgage  insurance  issued  by  HUD;  and 

(b)  evidence  reasonably  acceptable  to  Owner 
that  the  Project  will  receive  an  allocation 
of  Section  8  housing  assistance  payments 

or  evidence  of  a  UDAG  grant  or  some  other 
evidence  of  subsidy  or  supplemental 
financial  assistance  so  that  the  Owner  may 
reasonably  conclude  that  the  construction 
closing  shall  occur. 

4.  Provided,  however,  that  the  construction  closing  may 
not  occur  without  Owner's  consent  before  January  1,  1982. 

5.  Owner  shall,  as  soon  as  it  shall  receive  reasonable 
assurance  that  the  construction  loan  shall  occur,  use  all  reasonable 
efforts  to  expedite  Owner's  obligation  to  deliver  the  premises  free 
of  all  occupants.   Provided  that  if  the  notice  from  developer  shall 
be  given  subsequent  to  June  30,  1981,  the  Owner's  obligation  to 
deliver  the  premises,  free  of  tenants  as  herein  provided,  shall  be 
at  least  six  months  from  the  date  of  such  notice,  although  Owner 
shall  use  all  reasonable  efforts  to  expedite  such  delivery. 

6.  Developer  shall  keep  Owner  advised  on  a  current  basis 
of  the  progress  and  status  of  the  Project. 

III.     1.   Following  the  giving  of  notice  by  the  Developer  in 
paragraph  3  above,  the  Owner  shall  upon  the  written  request  of 
the  Developer,  convey  the  Property  to  the  partnership  as  a  capital 
contribution  to  the  partnership  at  the  time  of  the  construction  loan 
closing. 

Within  thirty  days  of  receipt  by  Owner  of  the  notice  from  the 
Developer  as  described  above,  the  Owner  shall  notify  the  Developer 

in  writing  either: 
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(a)  that  they  shall  sell  as  part  of  the  syndication  all 
or  a  specific  portion  of  their  limited  partnership  interest; 

(b)  that  they  shall  be  admitted  to  the  partnership  as 
limited  partners  holding  a  fifteen  percent  (15%)  interest  on 
the  terms  and  conditions  contained  in  paragraph  I.  4  above;  or 

(c)  that  they  shall  be  admitted  to  the  partnership 

as  limited  partners  holding  more  than  a  fifteen  percent  (15%)  interest 
in  the  partnership  on  the  terms  and  conditions  contained  in 
paragraph  I.  4  above.    If  the  Owner  elects  to  proceed  pursuant 
to  this  section,  the  notice  to  the  Developer  shall  specify  the 
additional  percentage  in  the  partnership  which  the  Owner  wishes 
to  hold.   In  such  event,  the  priority  distributions  described 
in  paragraphs  III.  2  and  III.  3  herein  shall  be  reduced  in  the 
amount  of   $33,333.33  for  each  additional  percentage  point  to  be 
held  by  the  Owner,  said  total  amount  to  be  equally  allocated 
to  each  such  distribution. 

2.  At  the  time  of  the  construction  loan  closing,  if 

the  Owner  retains  not  less  than  a  five  percent  (5%)  interest  in  the 
partnership,  there  shall  be  a  priority  distribution  of  capital 
to  Owner  of  the  greater  of  (i)  $250,000.00  or  (ii)  the  mortgage  line 
amount  for  acauisition  of  the  Property,  less  those  items  of  expense 
incurred  by  the  Developers  in  connection  with  the  Project  not 
separately  reimbursable  out  of  mortgage  proceeds.   If  Owner  does 
not  retain  such  a  minimum  interest  in  the  partnership,  the  payment  of 
funds  by  Owner  as  described  in  this  paragraph  shall  be  considered  a 
portion  of  the  purchase  price  for  the  property; 

3.  As  soon  as  proceeds  are  available  for  distribution 
from  the  second  capital  contribution  of  the  Investor  limited 
partners,  which  installment  will  be  required  under  the  terms  of 
the  Partnership  Agreement  not  later  than  the  date  of  comoletion  of 


the  Project,  there  shall  be  a  second  priority  distribution  of 
capital  in  the  amount  of  $250,000  to  the  Owner/Limited  Partner  less 
the  excess  of  any  amount  payable  pursuant  to  Paragraph  III.  2  above 
in  excess  of  $250,000  (the  "Adjusted  Payment"),  provided  that  the 
Owner  retains  the  minimum  partnership  interest  described  above. 
If  the  Owner  does  not  retain  such  a  minimum  interest,  the  payment  of 
funds  by  Owner  as  described  in  this  paragraph  shall  be  considered  as 
the  second  installment  of  the  purchase  price  for  the  property.   In 
order  to  secure  this  obligation,  the  Developers  will  furnish  to 
Owner  at  the  time  of  the  construction  loan  closing  an  unconditional 
letter  of  credit  in  the  amount  of  the  Adjusted  Payment  as  described 
above,  drawn  on  a  major  commercial  bank.   A  form  of  such  letter  of 
credit  will  be  submitted  to  Owner  not  less  than  30  days  prior  to 
the  construction  loan  closing  for  Owner's  review  and  approval; 

4.   If  Owner  shall  elect  to  sell  all  or  any  part  of  its 
limited  partnership  interest  pursuant  to  paragraph  III,  1  above, 
payment  for  such  interest  therefore  shall  be  made  at  the  time  of 
the  third  capital  contribution  of  the  Investor  Limited  Partners. 
If  the  entire  interest  of  Owner  is  to  be  sold,  $250,000  will  be 
paid  to  the  Owner/Limited  Partner  at  the  time  of  the  third  install- 
ment payment  as  the  final  installment  of  the  purchase  price  for  the 
property.   Each  percentage  point  of  interest  sold  shall  result  in 

a  payment  of  $16,666.67. 

IV.   Upon  receipt  by  Owner  of  notice  from  the  Developer  of 

the  approximate  date  of  the  construction  loan  closing  as  above 

set  forth,  Owner  will  immediately  commence  to  exert  its  best 

efforts  to  deliver  the  property  free  and  clear  of  all  tenants 

and  cring  eviction  proceedings  at  its  costs,  if  necessary. 

Upon  the  date  of  execution  of  this  Agreement  the  Owner  agrees 

that  it  shall  not  enter  into  any  lease,  agreement  or  other  instrument 

to  occupy  or  use  the  Property  or  any  extension  of  any  such  agreement, 

-  5  - 


unless  the  Owner  retains  the  right  within  such  document  to 
terminate  the  terms  of  such  agreement  without  cause  by  six  months 
prior  written  notice  to  the  other  party.   Owner  further  represents 
and  warrants  that  the  attached  Schedule  of  Leases  attached  and 
incorporated  herein  as  Exhibit  A  includes  all  parties  having 
any  rights  to  use  or  occupy  the  Property  and  that  the  attached 
leases  are  true  and  correct  copies  of  all  agreements  as  most 
recently  amended,  affecting  the  Property.   If  Owner  shall  have 
used  such  best  efforts  and  if  at  the  projected  construction  loan 
closing  date  there  shall  remain  any  tenants  in  possession,  Owner 
may  extend  the  construction  loan  closing  date  for  a  reasonable 
period  of  time  not  to  exceed  60  days.   At  Developer's  election 
the  construction  loan  closing  may  take  place  notwithstanding 
possession  by  tenants  and  Owner  shall  then  proceed  with  its  best 
efforts  and  at  Owner's  cost  and  expense  to  evict  all  then 
existing  tenants  and  to  pay  all  costs  and  expenses  of  such 
eviction  proceedings. 

Developers  shall  use  their  best  efforts  to  assist  Owner 
with  relocation  of  such  existing  tenants  by  assisting  Owner  in 
finding  available  public  sources  of  assistance  for  relocation 
for  such  tenants. 

V.   Owner  shall  convey  the  premises  to  the  partnership  by 
good  and  sufficient  quitclaim  deed  conveying  good  and  marketable 
title  free  from  all  liens  and  encumbrances  except  applicable  zoning 
and  building  laws,  such  easements  and  restrictions  of  record,  if 
any,  presently  in  force  and  effect;  provided  such  easements  and 
restrictions  do  not  materially  effect  the  proposed  use  of  the 
property  nor  materially  effect  its  marketability,  and  real  estate 
taxes  not  then  due  and  payable  and  except  as  otherwise  modified 
by  paragraph  8  herein.   Said  real  estate  taxes  shall  be  adjusted 
between  Owner  and  the  Partnership  as  of  the  date  of  conveyance. 


The  property  on  the  day  of  the  conveyance  shall  be  in  the  sane 
condition  it  now  is  in,  reasonable  wear  and  use  excepted. 

If  the  premises  shall  be  damaged  or  destroyed  during  the 
term  of  this  Agreement  and  the  date  of  conveyance  of  the  property 
to  the  partnership,  the  Developers  in  their  sole  discretion  by 
written  notice  to  the  Owner,  sent  not  more  than  30  days 
following  their  being  notified  of  such  damage  or  destruction, 
may  determine  whether  to  proceed  with  the  development  of  the 
Project.   If  the  Developers  determine  not  to  proceed  all  obligations 
arising  hereunder  shall  cease  without  further  recourse  to  either 
party.   If  the  Developers  determine  to  proceed  with  the  project, 
the  Owner  shall  retain  an  amount  not  to  exceed  $250,000  of  the  net 
insurance  proceeds  as  are  available  after  the  payment  of  any  and  all 
expenses  incurred  in  securing  such  proceeds  and  the  discharge  of  any  and 
all  liens  required  to  be  discharged.   In  the  event  that  such  proceeds 
exceed  $250,000,  the  excess  of  such  proceeds  shall  be  held 
in  an  interest  bearing  escrow  account  to  be  used 

solely  in  connection  with  the  development  of  the  Project  following 
the  construction  loan  closing.   If  this  Agreement  shall  terminate 
due  to  the  Developer's  inability  to  proceed  within  the  time  frames 
required  by  paragraph  II  #1  and/or  paragraph  II  #2  all  such  funds 
held  in  such  escrow  account  shall  be  immediately  released  to 
the  Owner. 

The  Owner  shall  at  all  times  during  the  term  of  this  Agreement 
maintain  adequate  all  risk  insurance  in  a  form  acceptable  to 
the  Developers  and  in  an  amount  not  less  than  $1,500,000. 

If  the  Owner  shall  receive  all  or  any  portion  of  the  $250,000 
amount  of.   net  insurance  proceeds  described  above  the  obligation 
of  the  partnership  to  make  an  initial  priority  distribution  of 
$250,000  to  the  Owner  as  contained  in  paragraph  III,  #2  herein 
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shall  be  deemed  to  be  satisfied  to  the  extent  of  the  insurance 
proceeds  so  retained  by  the  Owner. 

VI.   Developer  shall  cause  title  to  the  Property  to  be  examined 
within  6  0  days  from  the  execution  of  this  Agreement  and  shall 
advise  Owner  of  any  defect  or  encumbrance  existing  upon  the  premises 
as  of  the  date  of  execution  of  this  Agreement  which  in  Developer's 
opinion  are  not  consistent  with  the  standard  for  such  title  as 
contained  in  paragraph  V  herein.   Any  item  of  record  as  of  said 
6.0th  day,  not  reported  to  Owner  shall  be  deemed  waived. 

VII.  Developer  shall  assist  and  cooperate  with  Owner 
with  respect  to  planning  for  an  upgrading  the  property  of  Owner 
of  the  west  side  of  Adams  Street.  Unless  the  Owner  shall  elect 
to  do  so,  Developer  shall  have  the  right  at  Developer's  sole 
cost  and  expense  to  improve  and  renovate  the  facade  of  the  west 
side  property  so-called.  Any  such  improvements  and  renovations 
desired  to  be  made  by  Developer  shall  be  done  pursuant  to  plans 
and  specifications  previously  approved  by  Owner. 

VIII.   If  Developer  shall  give  Owner  notice  of  the  construction  loan 
closing,  and  if  on  the  scheduled  date  as  set  forth  in  said  notice, 
Owner  shall  be  able  to  convey  the  Property  to  Developer  free  of  all 
tenants  and  occupants  and  if  the  construction  loan  closing  does  not 
occur  Developer  shall  reimburse  Owner  for  all  expenses  incurred  by 
Owner  subsequent  to  the  scheduled  construction  loan  closing  caused 
by  Owner's  having  caused  all  tenants  to  vacate  the  premises, 
including,  but  not  limited  to,  real  estate  taxes,  insurance,  water, 
sewer,  heat,  electricity,  security  and  maintenance  provided,  however, 
that  in  no  event  shall  the  Developer  be  obligated  pursuant  to 
this  Agreement  to  pay  more  than  $25,000. 

IX.   Owner  shall  grant  to  the  partnership  an  easement  for 
parking  purposes  on  the  west  side  property,  or  other  property  in 
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the  immediate  vicinity  for  the  parking  of  up  to  20  cars  if  such 
parking  spaces  are  required  or  determined  to  be  necessary  to 
secure  the  approval  of  any  financial  agency  or  entity  or 
governmental  agency  having  jurisdiction  over  the  project.   The 
cost  of  improving  said  parking  area  shall  be  borne  by  the 
Partnership.   Said  easement  shall  provide  that  it  may  be  relocated 
from  time  to  time  by  Owner  if  such  a  provision  is  acceptable  to 
any  financial  agency  or  entity  or  any  governmental  agency  having 
jurisdiction  over  the  project  and  in  such  event  Owner  shall  at  its 
expense  improve  any  relocated  parking  area. 

X.  The  terms  of  this  Agreement  shall  commence  on  the  date  of 
execution  of  this  Agreement  and  shall  terminate  upon  the  expiration  of 
the  time  periods  set  forth  in  Paragraph  II  above  or  the  admission  of 
Owner  into  the  partnership  whichever  shall  first  occur  unless  extended 
by  mutual  agreement  in  writing. 

XI.  As  soon  as  is  reasonable  during  the  development  process, 
the  Developer  shall  cause  to  be  prepared  a  limited  partnership 
agreement  to  be  used  in  connection  with  the  closing  for  the  construction 
loan  for  the  Project.   Such  Partnership  Agreement  shall  be  submi-t-ted  to 
Owner  for  Owner's  approval  which  approval  will  not  be  unreasonably 
withhsld  so  long  as  the  terms  and  provisions  of  said  Partnership 

are  consistent  with  this  agreement,  and  do  not  impose  upon  Owner 
any  obligation  or  liability  not  otherwise  required  under  the 
Uniform  Limited  Partnership  Actor  otherwise  accepted  by  the  Investor 
Limited  Partners.   At  Developer's  election  Owner  shall  be  a  special 
or  different  class  of  limited  partner  so  lona  as  the 
economic  benefits  to  accrue  to  Owner  shall  be  consistent 
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with  the  terms  of  this  Agreement.   The  Partnership  Agreement  shall 
contain  a  provision  which  allows  a  special  allocation  to  the  Owner/ 
Limited  Partner  pursuant  to  Section  704(c) (2)  of  the  Internal 
Revenue  Code  so  as  to  take  account  of  the  variation  between  the  basis 
of  the  property  to  the  partnership  and  its  fair  market  value  at  the 
time  of  contribution.   The  parties  anticipate  that  the  form  of 
Partnership  Agreement  shall  be  substantially  revised  incident  to 
the  admission  of  the  Investor  Limited  Partners  and  Owner  shall 
approve  such  revision;  provided  the  terms  and  provisions  of  such 
revision  are  consistent  with  this  Agreement  and  do  not  impose 
upon  the  Owner  any  obligation  or  liability  not  otherwise  required 
under  the  Uniform  Limited  Partnership  Act  or  otherwise  accepted 
by  the  Investor  Limited  Partners. 

XII.   1.   If  Owner  shall  receive  an  offer  from  any  person  to 
purchase,  or  to  develop  all  or  any  part  of  the  west  side  premises 
of  the  Owner  for  housing  purposes  which  offer  the  Owner  is  willing 
to  accept,  Owner  shall  advise  Developer  of  such  offer,  and  the  terms 
and  conditions  therein  contained,  and  Developer  shall  have  the  right 
exercisable  within  30  business  days  after  receipt  of  such  notification 
to  advise  Owner  that  Developer  elects  to  purchase  and/or  jointly 
develop  the  premises  which  are  the  subject  matter  of  such  offer. 
This  right  of  first  refusal  shall  expire  on  the  earlier  of  the 
expiration  of  this  Agreement  or  three  years  after  construction  loan 
closing,  but  may  only  be  exercised  by  Developer  if  Developer  is 
not  in  default  in  his  obligations  as  required  pursuant  to  this 
Acreement. 
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2.  Notwithstanding  the  notice  provision  of  paragraph 
II.  3  hereof,  the  Developer  shall  notify  the  Owner  prior  to 
the  date  that  it  submits  a  notice  of  intention  to  file  an 
application  for  121A  status  with  the  Boston  Redevelopment  Authority 
and  prior  to  the  date  that  it  files  an  application  to  HUD 
pursuant  to  a  notice  of  funding  availability  that  the  Developer 
has  proceeded  in  good  faith  to  produce  design  drawings,  engineering 
studies,  title,  zoning  and  other  related  legal  work  necessary  in 
preparation  for  the  development  of  the  Project  to  a  sufficient 
degree  to  allow  for  the  submission  to  the  appropriate  authorities 
of  approval  to  go  forward  with  the  development  of  the  Project. 
From  and  after  such  date  the  Owner  will  exert  its  best  efforts 

to  relocate  each  appropriate  occupant  of  the  East  Side  building 
to  space  available  or  to  be  made  available  by  the  Owner  in 
property  owned  or  controlled  by  the  Owner  in  the  immediate 
vicinity  including  the  West  Side  properties.   The  costs  of  relo- 
cating said  occupants  shall  be  borne  by  the  Owner. 

3.  From  and  after  the  date  of  the  execution  of  this 
agreement,  the  Owner  agrees  that  it  shall  provide  notice  to 

the  Developer  five  business  days  before  making  any  commitment  to 
any  occupant  or  tenant  of  the  East  Side  property. 

This  Agreement  is  tc  take  effect  as  an  instrument  under 
seal  and  is  to  be  governed  and  construed  according  to  the  laws 
of  Massachusetts. 
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If  the  foregoing  instrument  correctly  sets  forth  our  understanding, 
kindly  sign  and  return  the  enclosed  copy  of  this  letter. 

Very  truly  yours, 
Maconber  Development  Associates 

By: 


Agreed  and  Accepted: 


Harrington,  Keefe  &  Schork 
By: 


Joseph  Linsey 


Joseph  Kosow 


Leslie  Pike,  S.  Charles  Kasdon 
and  Bertram  Paley,  Trustees 


Robert  H.  Kuehn,  Jr. 
By: 


Codman  Co. 
By: 


By: 


Bertram  Paley,  for  self  and 
Co-Trustees 


Joseph  Ford 
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Ownership  of  Subject  Properties 

The  housing  parcel  will  be  acquired  initially  by  the  Massachusetts 
Government  Land  Bank,  which  will  lease  the  buildings  to  Lower  Mills 
Associates  for  the  duration  of  the  construction  period.   At  the 
final  closing,  the  Land  Bank  will  sell  the  property  to  Lower  Mills 
Associates,  securing  it  with  a  seven-year  permanent  mortgage.   Interest 
on  this  mortgage  will  be  9.6%,  and  the  developer  will  pay  interest 
only  throughout  the  seven-year  permanent  mortgage  term,  during 
which  period  the  apartments  will  be  occupied  on  a  rental  basis. 
At  the  end  of  this  period,  the  units  will  be  converted  to  owner 
occupancy  and  sold,  with  first  preference  to  existing  tenants. 
The  Land  Bank  mortgage  will  be  discharged  from  sales  proceeds. 
After  conversion,  the  individual  units  will  be  owned  by  end-purchasers 
and  the  common  areas  will  be  owned  by  the  cooperative  or  condominium 
association  formed  at  that  time. 

The  parking  deck  parcel  will  be  acquired  directly  by  Lower 
Mills  Associates  from  Walter  Baker  Building,  and  will  be  owned 
by  Lower  Mills  Associates  throughout  the  construction  and  rental 
period.   At  the  time  the  apartments  are  sold,  Lower  Mills  Associates 
will  sell  the  parking  deck  and  its  land  to  the  cooperative  or  condomonium 
association.   This  mechanism  will  insure  that  the  first  use  of 
the  parking  spaces  always  adheres  to  residents  of  the  residential 
units. 


(d)   Administration . 

This  Urban  Development  Action  Grant  application  is  sponsored 
by  the  City  of  Boston's  Neighborhood  Development  Agency  (NDA) . 
This  Agency  will  administer  the  grant,  and  will  manage  the  investment 
of  the  $2,000,000  in  UDAG  funds,  plus  other  income  earned  during 
the  construction  period,  to  create  the  rent  reduction  pool  described 
elsewhere.   At  the  end  of  the  seven-year  rental  period,  NDA  will 
supervise  the  conversion  of  the  units  to  owner  occupancy,  includina 
the  use  of  UDAG  funds  in  the  rent  reduction  pool  to  provide  second 
mortgages,  enabling  needy  occupants  to  purchase  their  units. 

NDA  is  working  closely  with  other  City  agencies  with  an  interest 
in  the  project,  particularly  the  Mayor's  Office  of  Housing  Development 
and  Construction,  which  sets  housing  policy  for  all  City  agencies, 
and  the  Boston  Redevelopment  Authority,  which  is  responsible  for 
the  Chapter  121A  tax  agreement  sought  by  the  developer. 


(e)   Necessity  of  Action  Grant. 

This  project  clearly  cannot  go  forward  without  the  UDAG  assistance 
requested  in  this  application.   It  is  essential  that  the  rent  levels 
in  the  rehabilitated  mills  be  held  down  to  the  range  described 
earlier  -  $375-575,  with  an  average  of  $489.   This  is  true  for 
two  reasons: 

-  higher  rents  would  be  incompatible  with  a  key  public 
policy  goal  of  the  project,  the  provision  of  housing 
within  the  income  range  of  Dorchester  residents; 

-  higher  rents  would  make  the  units  unmarketable  in  general. 

Four  forms  of  public  financial  assistance  are  involved  in 
this  project,  which  collectively  reduce  the  required  average  break- 
even rent  from  over  $1,000  to  the  $489  projected  by  the  developer. 
(For  the  demonstration  of  project  feasibility  if  the  average  rent 
is  $489,  see  Section  II. B. 3,  "Project  Feasibility  Analysis".) 

Briefly,  the  four  forms  of  public  involvement  are: 

a  Home  Loan  Bank  Board-financed  construction  loan  at  12% 

-  a  Chapter  121A  tax  agreement  with  the  City  starting  at 
12%  of  gross  collected  rents  in  Year  1 

-  a  Massachusetts  Government  Land  Bank  permanent  seven- 
year  mortgage  at  9.6%,  interest  only,  until  resale  of 
the  units 

-  the  UDAG,  which  will  provide  $700,000  for  parking  and 
$2,000,000  for  an  investment  pool  to  be  used  for  rent 
reduction.   In  addition,  the  interest  earned  on  the  UDAG 
investment  during  the  construction  period,  estimated  to 
be  $390,000,  will  be  added  to  the  Year  1  investment  pool. 

(The  construction  and  permanent  loans  are  described  in  more 
detail  in  "Project  Financing"  (Section  II. B. 7),  which  follows  this 
discussion. ) 

The  UDAG  amount  of  $2,390,000  (the  original  principal  plus 
the  construction-period  interest)  will  form  the  major  part  of  a 
rent  reduction  investment  pool  which  will  generate  an  average  annual 
income  to  the  project  of  $348,647.   Other  components  of  the  investment 
principal,  in  addition  to  the  UDAG,  will  be  early  net  rental  income 
and  the  anticipated  positive  arbitrage  on  the  construction  loan. 
The  following  table  demonstrates  how  the  total  anticipated  investment 
principal  will  be  assembled: 


CONSTRUCTION  PERIOD  PRINCIPAL  ACCUMULATION 

Income 

UDAG  -  $2,000,000  at  13%  for  18  months  390,000 

Early  rents  -  assume  average  of  70  units  for 

12  months  at  $450  378,000 

Positive  arbitrage  on  construction  loan  - 

conservative  assumption  of  $50,000  50,000 

TOTAL  CONSTRUCTION  PERIOD  INCOME  818,000 


Expenditures 

Taxes  during  construction  52,200 

O  &  M  for  70  units  over  12  months  at  $1,200        84,000 

TOTAL  CONSTRUCTION  PERIOD  EXPENDITURES  136,200 

NET  CONSTRUCTION  PERIOD  INCOME  681,800 

Original  UDAG  Investment  Principal  2,000,000 

Total  Investment  Principal  for  Year  1  2,681,800 

Annual  earnings  at  13%  348,647 


The  best  way  to  demonstrate  the  necessity  of  the  Action  Grant 
is  to  calculate  the  impact  on  rents  if  it,  or  any  of  the  other 
public  involvements,  were  removed  from  the  projections.   The  following 
table  calculates  the  impacts  of : 

-  substituting  a  16%  construction  loan  for  the  12%  loan 
to  be  obtained  via  the  HLBB 

substituting  20%  121A  payments  for  the  anticipated  12% 
in  Year  1 

substituting  a  14%  permanent  loan  for  the  Land  Bank  9.6% 

-  eliminating  the  UDAG,  thereby  removing  most  of  the  investment 
pool  and  forcing  the  parking  deck  into  the  permanent  mortgage. 
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The  impact  of  each  step  is  assumed,  for  purposes  of  this  table, 
to  occur  alone.   If  the  four  public  subsidies  were  removed  in  conjunction 
with  one  another,  the  impact  on  rents  would  be  even  more  severe 
(e.g.,  the  parking  deck  would  have  to  be  mortgaged  at  14%  rather 
than  9.6%)  . 

Per  Unit 
Public  Benefit  Annual  Impact   Monthly  Impact   Impact 

HLBB  Construction  Loan  at 

12%  (rather  than  16%)  $   25,845         $  2,154         $  15 

121A  starts  at  12%  (rather 

than  20%)  64,219  5,352  37 

Land  Bank  mortgage  at  9.6% 
interest-only  (rather  than 
14%  constant)  380,473  31,706  220 

UDAG: 

$2,390,000  investment        310,700  25,892  180 

$   700,000  for  parking        76,364  6,363  44 

TOTAL  $857,601         $71,467         $496 


In  this  context,  it  is  clear  that  while  the  UDAG  is  not  the  only 
critical  public  support  for  this  project,  it  is  equal  in  magnitude  of 
impact  to  the  Land  Bank  mortgage.   Without  the  UDAG,  the  project 
cannot  be  undertaken. 


II.  B.  7  PROJECT  FINANCING 

(a)   Sources  and  Uses  of  Funds  for  Proposed  Project. 

UDAG  Form  1  is  attached  on  the  next  page.   Also  attached,  as 
Exhibit  E,  is  the  estimated  development  budget  for  the  project, 
exclusive  of  the  $700,000  parking  deck. 
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ueac  row.  1*  (Part  1) 

SOURCES  AND  USES  OF  FUNDS  FOR  PROJECT 

Instructions:  For  projects  which  consist  of  only  one  transactions,  complete 
this  pace  only.  For  projects  with  multiple  transactions,  complete  this  pace 
as  a  summary  and  a  copy  of  part  2  for  each  transaction. 

PROJECT  BUDGET   —   SUMMARY  OF  PROPOSED  EXPENDITURES 


SODRCES        OF         FUNDS 

Line    Item    Activity 

UDAG 
Funds 

Private 
Funds 

Other 
Funds 
(Specify) 

Total 

a.    Land   Acquisition 

750,000 

750,000 

b.    Relocation    of    Persons 
and    Businesses 

100,000 

100,000 

c.    Clearance    and 
Demolition 

d.    Streets    t    Site 
Improvements 

e.    Viater   and   Sewer 
Facilities 

f.    Foundations    and 
Platforms 

g.    Parking    Facilities 

700,000 

700,000 

h.    Pedestrian   Kails 

i.    Capital    Equipment 

j.    Professional    Fees 

1,421,512 

1 

1,421,512 

k.    Real    Estate   Taxes,    Construction 
Period    Interest,    Organization 
Costs,    etc. 

762,841 

762,841 

Housing   construction 

6,402,48( 

6,402,480 

m.        Rent   reduction/2d   mort. 

2,000,000 

! 

2,000,000 

n.    Administration 

100,000      -  .■•■. ■■".-•■:-■ 

f- -■■■■"  "'■ 

-'-:    -;  ..-j        100,000 

0.    Cost   Subtotal 

(Sum   of    lines   a.-n.) 

2,800,000 

9,436,83 

1             0 

12,236,833 

p.    Contingencies      included    above 

0 

0 

0 

0 

q.    Totals   by   Source 

(Sun  of    lines   0.    ♦    p.) 

2,800,000 

0 

0 

I 

12,236,833 

x.    Program    Income    from    Land 
Disposition 

C    --) 

!•                 -"-    j  -  "i  • 

(        " 

6.    TOTAL    PROJECT    COSTS 

(Sun   of    lines   q.    ♦    r.)                           2,800,00( 

"j  9,436  333             0 

12,236,833 

•This    form   constitutes    the    respons 

e    to    Part 

II.B.7.a. 
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EXHIBIT  E:  PROJECTED  DEVELOPMENT  BUDGET 


$42/GSF  on  148,000  gross  square  feet 


MORTGAGE  #1— LAND  AND  BUILDINGS 

Land  and  Buildings  750,000 

TOTAL  750,000 

Permanent  loan  from  Land  Bank  at  9.6%  K 

Construction  period  interest  =  750,000  x  .096  x  1.5  =   108,000 


MORTGAGE  #2  — IMPROVEMENTS 

Construction  ($42/gsf;  148,000  gsf) 

Construction  contingency  (3%) 

Subtotal 


6,216,000 

186,480 

6,402,480 


Soft  Costs: 

Architecture  (5%  of  con.) 

Surveys 

Leqal  fees 

Title  insurance 

Builder's  risk  insurance 

Taxes  during  construction 

Relocation 

Marketing 

Soft  cost  contingencies  (3%) 

Const,  period  interest  on  Mortgage  #1 

Subtotal 

Subtotal:  Construction  and  soft  costs 


310,000 

10,000 

100,000 

10,000 

12,000 

14,300 

100,000 

100,000 

19,400 

108,000 

783,900 

186,380 


Construction  interest  (12%  on  h   mtg. ,  18  mo's) 710,741 

TOTAL  MORTGAGE  NEEDS  7,897,121 

Developer's  fee  (10%,  contributed  as  equity)        789,712 
TOTAL  DEVELOPMENT  COSTS  8,686,833 


Permanent  debt  service: 

Mortgage  #1 — 750,000  at  9.6%K 
Mortgage  #2 — 7,897,121  at  9.6%K 

TOTAL  DEBT  SERVICE  POTENTIAL 


72,000 
758,124 


830,124 


Developer  uses  $200,000  in  syndication  proceeds 

to  retire  $200,000  of  mortgage  #2  at  final  closing,  leaving: 


Mortgage  #1 

Mortgage  #2—7,697,121   at  9.6%K 

ADJUSTED  TOTAL  DEBT  SERVICE 


72,000 
738,924 
810,924 


(b)  Estimated  Leverage  Ratio. 


PSAG  FCRK  2* 

ESTIMATED  LEVERAGE  RATIO 

Instructions:   Tor  projects  which  consist  of  one  transaction, 
complete  this  form.   For  projects  with  multiple  transactions, 
complete  a  separate  sheet  for  each  transaction  and  a  sheet  which 
summarizes  all  transactions. 


Check   aporopriate 
box: 

fxl  Project    Summary 

r~l  Transaction 

No. 

Name : 

TOTAL    PROJECT   OR   TRANSACTION   COSTS 

1.    (If   Summary,    take    from   Form   1, 
Part   1,    Line    s.    If    Transaction, 
take    from   Form    1,    Part   2, 
Line   s. ) 

12,236,833 

INFLOWS: 
2.    Private   Investment 

9,436,833    (eauity 
and  debt) 

3.    Private  Debt   from   Lenders 

4.    Subtotal — Private   Sources 
(2*3) 

9,436,833 

S.    Action  Grant 

2,800,000 

6.    Leverage   Ratio    (it5) 

3.4-1** 

7.    Other   Sources    (e.g.,    other 
federal,    state,    local,    and 
project   income) 

none 

8.    TOTAL    INFLOWS    (4-5*7)    should 
equal    total    outlays    (Item    1) 

12,236,833 

9.    Additional    Spinoff   Private 
Investment  Anticipated   as   a 
Result   of   Project 

increased  investment 
in  mills  and  business 
district;    details   in 
section    III.B.3. 

•This  form  constitutes  the  response  to  Parr.  II.B.7.b. 

♦♦Developer  will  repay  the  $700,000  in 

UDAG  funds  to  be  used  for  parking  deck  at  end  of 
7-year  rental  period.  Added  to  original  private 
investment,  this  would  raise  UDAG  ratio  to  3.6-1. 
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(c)   Evidence  of  Developer  Commitment. 

Attached  as  Exhibit  F  is  a  letter  from  Frank  T.  Keefe,  President 
of  Harrington,  Keefe  &  Schork,  Inc.  and  a  General  Partner  of  Lower 
Mills  Associates.   This  letter  expresses  the  commitment  of  Lower  Mills 
Associates  to  proceed  with  the  project  contingent  upon  UDAG  support 
as  requested  in  this  application.   The  City  believes  that  this  letter 
fully  satisfies  the  "but-for"  requirement  of  the  UDAG  program.   From 
the  City's  standpoint,  the  project  certainly  cannot  proceed  without 
UDAG  assistance  in  holding  rent  levels  down  to  the  range  presented 
in  this  application. 

The  General  Partners  of  Lower  Mills  Associates  are  in  the  process 
of  compiling  current  financial  statements,  which  will  be  submitted 
upon  request.   The  five  principal  General  Partners  were  able  to  meet 
all  requirements  in  this  regard  for  their  participation  in  Westland 
Avenue  Apartments,  which  like  this  proposed  project  was  financed  by 
a  govenrment  below-market  mortgage  and  assisted  by  a  UDAG. 

Recapture.   The  $2,000,000  in  UDAG  funds  to  be  invested  in  the 
rent  reduction  pool  described  earlier  will  remain  the  property  of 
the  City  throughout  the  lifetime  of  the  project;  there  is  thus  no 
recapture  issue  with  regard  to  these  funds.   The  $700,000  to  be  loaned 
to  the  developer  for  the  parking  deck  will  be  recaptured  on  a  deferred 
basis  at  the  time  the  units,  and  the  parking  structure,  are  sold  (after 
Year  7).   The  precise  terms  of  repayment  (i.e.,  interest  at  a 
predetermined  rate,  or  present  value  at  the  time  of  repayment)  are 
still  being  negotiated. 


(d)   Evidence  of  Private  Lender  Commitment. 

The  developer  is  negotiating  with  Home  Owners  Federal  Savings 
and  Loan  Association  of  Boston,  which  has  indicated  a  willingness 
to  lead  a  consortium  of  Boston  banks  in  providing  a  construction  loan. 
The  banks  will  obtain  the  funds  from  the  Federal  Home  Loan  Bank  Board, 
which  is  aware  of  the  project  and  supportive  of  it.   A  letter  from 
Home  Owners  on  behalf  of  the  consortium  is  forthcoming. 

The  Massachusetts  Government  Land  Bank  on  March  30,  1981,  issued 
Preliminary  Approval  of  a  permanent  mortgage.   The  attached  letter 
from  the  Executive  Director,  Jeffrey  Simon,  confirms  this  Preliminary 
Approval  and  states  the  conditions  under  which  final  action  will  be 
taken.   UDAG  approval  is  one  such  condition.   The  developer,  the  City, 
and  the  Land  Bank  are  negotiating  terms  of  a  permanent  loan,  and  final 
approval  by  the  Land  Bank  Board  will  be  sought  in  early  June.   The 
tentative  terms  call  for  $8,647,121  in  Land  Bank  financing,  at  9.6% 
interest-only  for  seven  years.   The  principal  will  be  repaid  from 
sales  proceeds  when  the  units  are  converted  to  owner  occupancy. 


EXHIBIT  F:  DEVELOPER'S  LETTER  OF  COMMITMENT  TO  THE  PROJECT 
("BUT-FOR"  LETTER) 

This  exhibit  consists  of  a  letter  from  Frank  T.  Keefe, 
General  Partner  of  Lower  Mills  Associates,  to  John  F.  Weis, 
Director  of  the  Neighborhood  Development  Agencv. 


|v^|  Harrington,  Keefe  &  Schork 

I  f^E  Planning  and  Development 


April  28,  1981 


Mr.  John  Weis,   Director 
Neighborhood  Development  Agency 
182  Tremont  Street 
Boston ,  MA 

Dear  Mr.  Weisi 

I  am  writing  as  a  General  Partner  of  Lower  Mills  Associates,  and  have 
been  authorized  by  all  of  the  other  General  Partners  to  articulate  our  group's 
commitment  to  the  project  before  you. 

Lower  Mills  Associates  is  being  formed  as  a  Massachusetts  Limited 
Partnership  for  the  purpose  of  converting  three  of  the  historic  mill  buildings 
on  the  Neponset  River  into  144  units  of  housing.   The  total  private  expenditure 
which  our  group  is  committed  to  invest  is  $9,436,833,  contingent  upon  UDAG  support 
cf  $2,800,000. 

Lower  Mills  Associates  has  the  skills,  experience,  and  financial  capacity 
to  undertake  this  project  and  bring  it  to  a  successful  conclusion.   The  five 
principal  General  Partners  are  also  the  General  Partners  of  Westland  Avenue 
Associates,  which  is  presently  developing  a  somewhat  similar  UDAG-assisted  rental 
project  in  the  Fenway  neighborhood.   In  the  present  case,  our  proposed  project 
has  the  written  endorsement  of  the  Lower  Mills  Civic  Association  and  the  Lower 
Mills  Merchants  Association. 

The  key  to  our  project  is  a  financing  strategy  which  will  allow  us 
to  rent  the  units  at  below-market  rates  for  seven-years,  and  then  sell  them. 
Existing  tenants  will  have  first  option  to  buy  their  units,  and  long-term  tenants 
will  be  offered  their  apartments  at  discounts  of  up  to  25%  below  fair  market 
value  at  the  time  of  initial  sale.   The  project  will  promote  neighborhood 
revitalization  while  protecting  neighborhood  stability. 

To  achieve  the  below-market  rent  levels,  we  will  obtain  a  construction 
loan  through  a  consortium  of  banks  using  Federal  Home  Loan  Bank  Board  CIF  monies 
at  12%  for  13    months.   The  Home  Owners'  Federal  Savings  and  Loan  Association 
intends  to  lead  this  consortium  of  Boston  banks.   For  permanent  financing  over 
the  seven-year  rental  period,  we  are  requesting  a  mortgage  of  $8,647,121  from 
the  Massachusetts  Government  Land  Bank.   The  interest  rate  charged  to  Lower 
Mills  Associates  will  be  9.6%,  and  we  will  pay  interest  only  until  the  units 
are  sold.   At  that  time,  we  will  repay  principal  from  sales  proceeds.   We 
received  Preliminary  Approval  from  the  Land  Bank  Board  on  March  30,  and  expect 
final  approval  in  early  June. 


One  Boston  Place.  Boston,  Massachusetts  02108  Tel:  (617)  367-2760 


Mr.  John  Weis  ,  Director  April  28,  1981 

Neighborhood  Development  Agency  Page  Two 

Despite  the  strong  community  interest  in  the  project  and  our  own  commit- 
ment to  undertake  it,  I  must  state  unequivocally  that  but  for  the  UDAG  assistance 
the  City  is  seeking  on  our  behalf,  the  project  we  have  described  cannot  and 
will  not  go  forward.   This  is  true  because  without  the  UDAG  we  cannot  possibly 
hold  rents  to  levels  which  would  be  acceptable  to  the  community  or  which  would 
be  marketable  in  this  location.   Without  UDAG  assistance,  the  Mills  cannot  be 
developed  as  rental  housing,-  condominiums  at  prices  far  in  excess  of  community 
norms  would  be  the  only  residential  alternative. 

We  intend  to  use  the  UDAG  as  follows.   First,  $700,000  will  be  loaned 
to  us  to  finance  the  acquisition  and  development  of  a  parking  deck.   This  structure 
will  not  only  solve  our  own  development's  parking  needs  on-site,  but  will  be 
made  partially  available  to  Lower  Mills  merchants  during  workday  hours  to  alleviate 
the  serious  commercial  parking  shortage  which  retards  business  revitalization 
in  the  Village.   The  $700,000  will  be  repaid  from  sales  proceeds.   Second, 
$2,000,000  will  be  invested  by  your  agency  in  a  secure  investment  which  will 
produce  income  to  cover  a  portion  of  our  permanent  debt  service  requirement. 
Together,  these  two  uses  of  UDAG  funds  will  save  the  project  an  estimated  $387,064 
in  annual  debt  service  costs  which  would  otherwise  have  to  be  covered  by  rents. 
On  average,  the  UDAG  will  reduce  the  per-unit  monthly  rent  by  $224  -  clearly 
the  difference  between  feasibility  and  non-feasibility,  whether  from  the  developer's 
standpoint  or  the  neighborhood's.   When  the  units  are  sold,  $2,390,000  in  UDAG 
principal  and  interest  funds  will  be  withdrawn  from  their  investment  placement 
and  may  be  reused  by  your  agency  to  provide  low-interest  second  mortgages  to 
needy  tenants  who  wish  to  purchase  their  apartments. 

Upon  award  of  a  UDAG  in  the  amount  we  seek,  and  final  approval  of 
permanent  financing  by  the  Land  Bank  or  an  equivalent  below-market  source,  Lower 
Mills  Associates  will  eagerly  convert  this  letter  to  a  binding  commitment  to 
proceed  with  this  development. 

Sincerely  ,^y    /     I  t, 

"Fd/ank  T.  Keefe,  President  of 
Harrington,  Keefe  &  Schork,  Inc. 
for  Lower  Mills  Associates 


EXHIBIT  G:  LETTER  OF  PRELIMINARY  APPROVAL  FROM  MASSACHUSETTS 
GOVERNMENT  LAND  BANK  (PERMANENT  LENDER) 


Commonwealth  ot  Massachusetts 

Government  Land  Bank 

One  Ashburton  Place.  Room  2109 
Boston.  Massachusetts  02108 
(617)727-8257 


Will. am  F     McClll.  Jr  .  Cn*<"T\»n 

d'Oivn  p   Parian   Vice-Cr\airman 

L»~ience  C    Sullivan    Secretary 

Altreo  w   Aicnioaio 

H    J<mcs  blown 

Mary  Kfi..gip«   KaSJlB' 

Cnanes  E   Mncneii 

Linda  A   WhitiocH 

Edward  7    Hanley.  si  oltic» 

Bycon  j    Matthews   o>  oHcjo 

Jaflrey  A   Simon,  Eieculi»e  Director 


April  3,  1981 


Mr.  Frank  Keefe 
Harrington,  Keefe  &  Schork 
One  Boston  Place 
Boston,  Massachusetts  02108 


Dear  Mr.  Keefe 


At  a  meeting  of  the  Board  of  Directors  held  on  March  30, 
1981,  the  Board  voted  Preliminary  Approval  of  the  Baker's 
Chocolate  Mill  Residential  Reuse  Project.   This  approval  is 
conditioned  on  the  following: 

1)    securing  a  UDAG  grant  in  an  amount  of  approximately 
$2.  million. 


2) 


securing  a  121A  tax  agreement  with  the  City  of  Boston. 


In  addition,  before  further  action  is  taken  by  the  Board 
of  Directors,  the  following  issues  should  be  addressed: 

1)  an  acceptable  formula  for  determining  the  selling 
price  of  the  units  must  be  formulated. 

2)  an  acceptable  set  of  income  guidelines  for  determining 
eligible  households  must  be  established. 

3)  an  acceptable  plan  for  parking  will  have  to  be 
formulated. 

4)  an  appraisal  of  the  property  acceptable  to  the  Land 
Bank  will  have  to  be  submitted. 

5)  a  market  study  acceptable  to  the  Land  Bank  will  have 
to  be  submitted. 

6)  a  Relocation  Plan  acceptable  to  the  Land  Bank  will  have 
to  be  submitted. 

7)  decreasing  the  term  of  the  requested  financing. 

8)  bringing  in  other  sources  of  financing  to  participate 
with  the  Land  Bank. 


Mr.  Frank  Keefe 

4/3/81 

Page  2. 


9)    determining  the  equity  contribution  to  the  project 
and  the  disposition  of  syndication  proceeds. 

10)    consideration  of  the  Land  Bank  taking  an  equity 

position,  participating  with  a  shared  Appreciation 
Mortgage,  or  other  financial  relationships. 


We  look  forward  to  working  with  you  on  this  project 


JAS/f 


Jet£rey^A.  Simon 
Executive  Director 


(e)   Other  Public  Financial  Assistance 

The  construction  and  permanent  loans  described  above  are  the 
only  forms  of  other  public  financial  assistance  involved  in  the 
project.   These  are  summarized  on  UDAG  Form  3,  which  is  attached. 


(f )   Alternative  Funds. 

Should  Land  Bank  financing  prove  unavailable,  the  developers 
and  the  City  would  pursue  below-market  financing  through  the  Massachusetts 
Industrial  Finance  Agency,  which  can  issue  tax-exempt  revenue  bonds 
for  residential  projects  within  Commercial  Area  Revitalization  Districts, 
a  criterion  met  by  the  Baker  Mills.   To  be  eligible,  a  project  must  also 
have  at  least  20%  of  its  units  available  to  low-income  tenants  who  meet 
Section  8  eligibility  guidelines.   The  term  of  a  loan  through  this 
mechanism  would  be  longer  than  the  seven-year  term  assumed  with  a  Land 
Bank  mortgage. 

On  April  28,  1981,  the  Boston  City  Council  passed  a  "Finding  of 

Blight",  which  is  required  for  financing  through  either  the  Land  Bank  or 

the  Massachusetts  Industrial  Finance  Agency.   The  Order  is  attached  as 

part  of  the  Council  approval  of  the  UDAG  application  in  Part  I  of  this 
application. 
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8   PROJECT  SCHEDULE 
(a)  Timetable. 


The  timetable  below  is  tentative,  and  corresponds  to  the  Operations 
described  in  section  II. B. 6(a). 


Operation 


UDAG  and 
creation  of 
investment 
pool 


Acquisition 
Final  Design 


Parking  deck 
construction 


Relocation 


Housing 
construction 


Rent- up 


1981: 
7/1   8/1 


Award   Conract 


9/1 


1982: 
10/1   11/1   12/1   1/1   2/1 


3/1   4/1 


1983: 
5/1    6/1   3/1 


■a 


vestment 


Accumulation  of  interest 


plan 


finish 


Ih 


first  bldg.  Fall  '82; 
early  income  accumulates 
in  investment  pool 


Ready  for 
Year  1  use 


finish 


last  bldg. 
ready 
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(b)  Approval  Schedule 

The  two  approvals  of  consequence  which  must  occur  in  conjunction 
with  the  UDAG  in  order  for  this  project  to  proceed  are: 

(1)  Permanent  financing  approval  from  the  Massachusetts 
Government  Land  Bank.   Preliminary  approval  was  obtained 
on  March  30,  1981,  with  certain  conditions.   Negotiations 
to  meet  those  conditions  are  underway  at  present.   The  Land 
Bank  Board  is  expected  to  consider  final  approval,  contingent 
only  upon  the  UDAG,  at  its  meeting  in  early  June. 

(2)  Chapter  12 1A  Tax  Agreement.  This  agreement,  which  must  be 
issued  by  the  Board  of  the  Boston  Redevelopment  Authority, 
will  encompass  both  the  tax  payments  to  be  made  during 
construction  and  during  the  seven-year  rental  period,  and 
the  zoning  clearance  required  for  the  project.  The  City 
and  the  BRA  will  have  a  "tax  letter",  embodying  the  terms 
of  the  12 LA  agreement,  in  time  for  the  Land  Bank's  vote 

in  early  June,  since  the  121A  is  a  condition  of  that  vote. 


PART    III 
Evidence  of  Meeting  Program  Objectives 


III. A  ALLEVIATION  OF  PHYSICAL  DISTRESS 


ocaj  rosr.  <* 

ALLEVIATION  OF   PHYSICAL  DISTRESS 


Instructions:     In  this   form,   complete  all   itans  that  are  applicable  to  the 
proposed  project.      If  an  item   is  not  applicable  to  the  project,   insert 
*N/A.*     Attach  additional   pa<?es  **  complete  your  responses  if  necessary,   and 
indicate  the  itam  on  Form  4  to  which  the  additional  response  refers. 


1. 


Residential  Projects 


New  Construction 

Rehabilitation 

Demolished   (% 

Substandard) 

(C) 

Historic** 

Restoration 

(D) 

(A) 

Single           Milti- 
Family           Family 

(B) 

Single    ■     ttilti- 
Family         Family 

144 

144 

0 

0 

275- 
300 

275-300 

No.  Occu- 
pants be- 
fore pro- 
ject 

No.  Occu- 
pants 
after  pro- 
ject com- 
pleted 


2.       Commercial /Industrial  Projects 
Acres  Cleared 

No.  Buildings  Demolished 
(%  Substandard) 

Total  Square  Footage  Demolished 

Percent  Occupied  Before 
Denolition 


N/A 


No.  Buildings 


Total  Square 
Footle 


New  Construction 
(A) 

Rehabilitation 
(3) 

Historic  Res tora tier.*"* 
(C) 

This  form  constitutes  the  response  to  Part  III. A. 

For  residential  historic  restoration  projects,    include  the  nu-ber  of  units  and 

occupants  in  Column  D  and  Colum  A  or  B. 

For  ccmnercial  or  industrial  historic  restoration  projects,   include  information 

in  Column  C  and  Column  B. 


Page  1  of  2 
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J-TDjec-Li   vtth  1: 


r-zisr   Ca-rporc-nj.         k/K 


linear  ieet  of    new  pipe 

Linear   leet  of    pipe   replaced 


Capacity    added    (units    &e_rved, 
mod,  or   other   standard) 

-  residential 

-  Ccnrrercial 

-  Industrial 
Total   Capacity  2o6ed 


V»a\/1.- 
<A) 

IS1                                 (C) 

Projects  with  Bearjtification   and   Street   Improvement  Components 


Describe    ccautif  ication  arc   stxee 
project.      Indicate  the   scope   of    t 


improvement  ertorts   in  tnt  prepesec 
project  by   cituic   the   type   and 
amount   of   i-orx   undertaj<.£r.   on  new    streets,    resurf  actr«5 ,   videning,    side- 
walks,   street   lichts,    he.ncnes,    1  ancscapinc, ,    etc.      Contrast  the  proposed 
new   facilities  with  ecstL-r   conditions. 


The  project  to  be  undertaken  bv  Lower  Mills  Associates  does  not  in  itself 
include  beautification  or  street  improvement  comDonents ,  other  than  the 
landscaping  of  the  project  site  itself,  which  will  be  substantial. 

The  project  is  planned,  however,  to  interface  closely  with  two  other 
efforts  in  the  Lower  Mills  Village  area: 

— Business  District  Improvements.   The  City  of  Boston  has 

budgeted  funds  for  streetscaoe  improvements  along  Dorchester 
Avenue  and  the  intersecting  blocks  of  Washington  and  Adams 
Streets.   A  full  package  of  resurfacing,  sidewalk  improvements, 
trees,  and  street  furniture  is  planned,  with  implementation  to 
begin  in  1981.  A  low-interest  loan  pool  is  available  to  businesses 
which  undertake  building  renovations  or  expansions. 

— Lower  Mills  Heritage  State  Park.   Under  Leqislation  passed  in 
1979  and  inspired  by  the  City's  Lower  Mills  Revitalization 
Strategy  published  that  vear,  a  S4  million  Heritage  State  Park 
is  being  planned  by  the  Massachusetts  Department  of 
Environmental  Management  and  the  City  of 

Boston.       The  Park  will  be  centered  in  the  mills  complex, 
with -an  entrance  in  the  immediate  area  of  the  proposed  housing 
project  and  the  principal  visitor's  orientation  area  across  the 
River  on  the  Milton  side.   The  Park  will  include  extensive 
landscaping  and  public  improvements  in  the  mills  area;  extensive 
interpretive  walks  and  tours,  with  appropriate  signage,  throughout 
the  Village;  and  a  series  of  passive  recreational 
sites  along  the  Neponset  both  east  and  west  of 
the  mill  complex.   The  City  and  the  developer  will 
work  in  close  collaboration  with  the  state  to  insure 
the  maximum  degree  of  integration  amonc  the  three  projects. 
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III.B  ALLEVIATION  OF  ECONOMIC  DISTRESS 


udag  fc»:  s* 


ALLEVIATICN  OF   ECONOMIC   DISTRESS 


Instructions:  In  this  form,  couplet*  all  items  that  are  applicable  to  the 
proposed  project.  If  an  item  is  not  applicable  to  the  proposed  project, 
insert  "N/A."  Attach  additional  pages  to  complete  your  responses  to 
questions  2  and  3  if  necessary,  and  indicate  the  item  on  Form  5  to  Wiich 
the  additional  response  refers.  For  purposes  of  this  application,  jobs 
should  be  stated  in  Full  Time  Equivalents  i.e.,  tvo  half-time  jobs  equal 
one  full  time  equivalent  (FTE)   job. 

1.       Job  Creation  Potential  of  Proposed  Project 


N/A 


Perjnanent  Jobs 

(1)  New  jobs 

(2)  CETA««  Subsidized 
new  jobs 

(3)  Jobs  retained 

(4)  Jobs  transferred  to 
project  area 

(5)  Jobs  transferred  out 
of  project  area 

(6)  Total  perjnanent  jobs 

(7)  %  Private 

(8)  %  Public 

(9)  %  era."  subsidized 
(10)  Average  Salary /V."age 


B.     Temporary  Jobs 

(11)  Construction  jobs 
created 

(12)  Other  temporary  jobs 

(13)  Total  temporary  jobs 

(14)  %  Private 

(15)  %  Public 

(16)  %  CETA  subsidized 

(17)  Average  Salary /Wage 

*  This  form  constitutes  the  response  to  Part  III.B.l. 

*•  Comprehensive  Employment  and  Training  Act.  The  number  of  now  CETA  jobs 
should  appear  on  line  (2)  and  should  also  be  included  in  the  total  new 
jobs  on  line  (1). 

Calculation  was  as  follows.  Development  costs  excluding  acauisition,  for 
housing  rehab,  and  parking  deck,  are  $7,002,480.  Half  is  assumed  to  rep- 
resent  construction  payroll,    at   $18,000   /  FTE   job.  , 


Low  (,  Mod. 
Income 
(A) 

Middle 

Income 

(B) 

Upper 

Income 

(C) 

Total 
(D) 

195*** 

195*** 

100% 

100% 

18,000 

18,000 

2.   Increase  in  Business  Activity 

Describe  the  increase  in  the  dollar  volume  of  retail  sales  or  other 
business  activity  in  the  community  expected  to  result  from  the  proposed 
project  in  both  absolute  and  percentage  terms.   Indicate  the  expected 
percentage  of  total  retail  sales  or  other  business  activity  in  the 
area  which  the  proposed  project  will  capture. 

N/A 


Other  Economic  Indicators 

If  there  are  any  other  specific  indicators  of  the  overall  alleviation 
of  economic  distress  in  the  community  which  will  result  from  the 
proposed  project,  please  describe  them.   For  example:   reduction 
of  population  outmigration  or  housing  overcrowing,  or  the  replacement 
of  abandoned  buildings. 


While  the  impacts  are  not  easily  quantified,  this  project  is  widely 
believed  in  the  community  to  Dromise  a  very  positive  economic  impact 
beyond  the  immediate  housing  benefits  and  construction  jobs.   First, 
it  must  be  stressed  that  since  the  loss  of  the  Baker  Chocolate  opera- 
tion in  1965,  the  underutilization  and  partial  vacancy  of  the  mills 
has  stood  as  a  prominent  symbol  of  neighborhood  disinvestment.   The 
proposed  project  will  change  this  image  dramatically,  with  a  minimal 
impact  on  the  existing  blue-collar  jobs  in  the  buildings,  since  most 
of  them  will  move  across  the  street. 

Moreover,  the  reuse  of  the  mills  is  intended  to  reinforce  the  revital- 
ization  of  the  Lower  Mills  business  district,  not  only  by  virtue  of 
proximity  and  of  an  increased  market  in  the  oersons  of  the  new  tenants, 
but  bv  the  very  tangible  means  of  sharing  the  new  oarking  facilities. 
A  lack  of  of 5-street  spaces  for  merchants  and  their  emolovees  has  for 
years  caused  on-street  spaces  to  be  denied  to  customers,  a  Droblem  typical 
of  many  small  downtowns  and  most  of  Boston's  neighborhood  business  centers. 
The  developers  of  this  project  are  committed  to  negotiating  an  agreement 
whereby  a  portion  of  the  spaces  which  will  dependably  not  be  occupied  by 
residential  tenants  during  weekday  business  hours  can  be  occupied  during 
that  time  by  merchants  or  employees.   This  will  contribute  directlv  to 
business  growth  in  the  Village,  and  will  reinforce,  phvsically  and 
psychologically,  the  connection  which  must  be  made  between  reuse  of  the 
mills  and  reinvestment  in  the  commercial  district,  as  emphasized  in  the 
Lower  Mills  Revitalization  Strategy. 
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(Other  economic  indicators,  continued) 

Within  the  mills  area  itself,  the  housing  development  can  be  expected 
to  leverage  the  location  of  a  quality  restaurant  in  one  of  the  riverfront 
buildings,  an  investment  recommended  in  the  Revitalization  Strategy 
and  nearly  realized  two  years  ago.   Also,  the  Metropolitan  District 
Commission,  the  state  agency  which  owns  the  riverbed  and  its  water  rights, 
is  activelv  investigating  the  feasibility  of  reusing  the  Baker  Chocolate 
mill  dam,  located  in  the  western  half  of  the  complex  across  Adams  Street, 
as  a  means  if  generating  low-head  hydroelectric  power.   The  developers 
have  indicated  a  strong  interest  in  purchasing  any  power  Droduced  by 
this  means. 


Finally,  a  major  Boston  savings  bank  with  a  history  of  involvement  ir 
Dorchester  is  seriously  considering  locating  a  major  branch  facility 
in- the  former  Walter  Baker  administrative  building  across  the  street 
from  the  proposed  project.  The  bank's  interest  is  generated  in  part 
by  the  likelihood  of  the  improvements  involved  in  this  UDAG. 


III.C   FISCAL  IMPROVEMENT 


DCAG  FORM  6« 
FISCAL  IMPRDVEJCHI 


Instructions:     In  this  fonti,  complete  all  items  that  are  applicable  to  the 
proposed  project.     If  an  item  is  not  applicable  to  the  proposed  prefect  insert 
*N/A.*     Attach  additional  pages  to  canplete  your  response  if  necessary,   and 
indicate  the  item  on  Form  6  to  ^ich  the  additional  response  refers. 


Dollar**  Increase 
or  (Decrease) 


Value  of  property  added  to  tax 
rolls  by  proposed  project 

Less:     Reduction  in  assessed 
value  frcre  demolition  and 
other  changes 

NET  INCREASE  OF  VALUE  ADDED 
TO  TAX  ROLLS 

Incremental  Tax  Revenue  (line 
a     x    Local  Tax  Rate) 


e. 

Sales  Tax 
—  State 

—  Local 

—  Special 

f. 

Income  Tax 
—  Personal 

—  Corporate 

9- 

Personal  Property  Tax 

h. 

Payments  in  Lieu  of  Taxes 

Increase  in  Taxes  (d  »  e  ♦ 
f  ♦  g  ♦  h) 

Less:  Reduced  collections  in 
categories  e  through  h  due  to 
demolitions,   closings,  etc. 

NET  INCREASE  IN  TAX  COLLECTIONS 

(i-3)  V 

NET  DCREASE/SOOO  IN  UDAG 


8,686,833  (value  of  housing  improvements 


8,686,833 


129, 188*' 


N/A 


N/A 


N/A 


N/A 


N/A 


see  (d)  and  *** 


129, 188** 


129, 188*** 


$46.14*** 


This  form  constitutes  the  response  to  Part  III.C.l. 

Ease  information  on  fiscal   improvement  on  an  estimate  of  circumstances 

in  the  first  year  after  Action  Grant  project  completion. 


*Under  a  proposed  121A  tax  agreement,  develooer  will  Day  20%  of  gross 
rents  as  taxes.   The  City  is  seriously  considering  a  modification  of  this 
usual  formula  whereby  the  rate  would  escalate  over  Years  1-5  from  12%  to 
16%,  with  the  shortfall  below  20%  deferred  until  the  units  are  sold.   The 
tax  increase  figure  of  $129,188  represents  20%  of  rents  minus  existing 
taxes  on  the  buildings  ($31,360).   Note  that  when  the  units  are  sold 
individually,  total  property  taxes  on  the  buildings  mav  exceed  $400,000. 


129,188 


N/A 


2.  Return  to  Local  Government 

a.  Increase  in  annual  tax  revenue  to  local  government* 

b.  Total  expected  investment  by  local  government 

c.  "Return  on  Investment"  to  local  government  (a  t  b) 

3.  Tax  Breaks 

Describe  tax  abatement  packages  which  have  been  offered  to  businesses 

and  homeowners  in  connection  with  the  project.   Include  names  or 

categories  of  beneficiaries,  the  term  of  each  package,  how  the  tax 

reduction  is  structured,  and  the  total  annual  value  of  the  offer. 

If  payments  in  lieu  of  taxes  (PILOT)  are  involved,  describe  the  proposed 

terms.   NOTE:   Increased  tax  base  is  a  selection  criterion  for  Action 

Grants. 

The  proposed  Chapter  121A  tax  agreement  for  the  rental  Deriod  of  the  oroject 
is  described  in  footnote  ***  on  Drevious  page.   The  proposed  agreement  is 
a  variation  on  the  standard  12 1A  format  of  20%  of  gross  rents  for  non-Section 
8  units.   The  deferral  of  a  portion  of  this  amount  until  the  units  are  sold 
is  being  considered  because  of  the  below-market  nature  of  the  project  and 
the  difficulty  faced  by  the  developer  in  holding  rents  down  to  the  levels 
desired  by  the  neighborhood  and  the  City. 


General  Tax  Reductions 

If  any  reduction  in  taxes  unrelated  to  the  project  (e.g.,  a  drop 
in  the  tax  rate  for  homeowners  in  the  municipality)  is  included  as 
a  part  of  the  overall  plan  for  the  project,  describe  the  terms  of 
the  reduction  and  the  reasons  that  it  is  appropriate. 

N/A 


*  Base  thd_s  increase  on  an  estimate  of  the  circumstances  in  the  first 
year  after  Action  Grant  Project  completion. 
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III.D   IMPACT  ON  THE  SPECIAL  PROBLEMS  OF  LOW-  AND  MODERATE- INCOME  PERSONS 
AND  MINORITIES 

1.  Demographic  Data. 

Lower  Mills  is  one  of  14  "sub-areas"  in  the  Dorchester/Fields  Corner 
Neighborhood  Planning  District  of  the  City  of  Boston.   Lower  Mills 
contains  a  population  of  approximately  7000  persons,  mostly  in 
single-  and  two-family  homes.   There  is,  however,  a  significant 
number  of  apartment  structures  in  the  area,  including  a  new  public 
elderly  housing  development  a  short  distance  from  the  proposed 
project. 

For  Dorchester/Fields  Corner  as  a  whole,  the  total  estimated 
population  in  the  mid-1970s  was  82,000,  13%  of  it  black  and 
2-4%  Hispanic.   In  the  1970  Census,  the  elderly  (over-65)  pop- 
ulation was  12.3%,  a  figure  which  has  undoubtedly  increased  due 
to  the  combination  of  neighborhood  stability  and  the  construc- 
tion of  several  subsidized  elderly  developments  in  the  District. 
The  1970  teenage  population  was  8.4%. 

Attached  on  the  following  page  is  a  1970  Census  population  break- 
down of  the  14  sub-areas  in  Dorchester/Fields  Corner,  including 
Lower  Mills. 

2.  Participation  of  Minorities. 

The  development  entity,  Lower  Mills  Associates,  has  no  minority 
General  Partners. 

The  housing  units  will,  of  course,  be  available  on  a  strict 
Fair  Housing  basis. 

The  General  Contractor,  the  George  B.  H.  Macomber  Construction 
Company,  has  an  outstanding  affirmative  action  and  minority 
hiring  record  among  Boston-area  builders,  as  the  materials  on 
the  company  in  Appendix  3  indicate.   On  the  Westland  Avenue 
Apartments  project  presently  being  built  by  Macomber  for  a 
development  entity  led  by  five  of  the  General  Partners  of 
Lower  Mills  Associates,  minority  employment  is  generally 
running  at  higher  than  20%,  despite  the  fact  that  the  project 
site  is  not  within  the  City's  "impacted  area"  for  minority 
construction  purposes. 

3.  Residential  Neighborhood  Impact  Statement. 

As  explained  throughout  this  application,  the  goal  of  the  Lower 
Mills  community  is  to  see  a  portion  of  the  mill  complex  recycled 
for  housing  which  represents  a  major  investment  in  the  neigh- 
borhood without  displacing  any  residents  or  dramatically 
altering  the  income  characteristics  of  the  community  in  general. 
The  housing  program  proposed  for  this  development  will  meet  these 
objectives. 
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EXHIBIT  H:  DORCHESTER/FIELDS  CORNER  DEMOGRAPHIC  DATA 
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During    the    seven-year    rtnta]    period,     the    averaat    rent    will    be 
about    S489,    with    individual    units    ranging    rror.    5375    to    S575,    plus 
utilities.       It    is    instructive    to    compare    these    rents    with    the 
boston-area    rair    Market    Rents    established   by    HUD   on   February 
9,    1981: 


Unit  Type 

FMR 

Studio 

480 

1BR 

582 

2BR 

672 

3BP. 

943 

4BR  1035. 

With    electricity    and    heat    added    to   the    rent,    all    of    the    unit    types 
will    still    cost    from   $50-125    less    than    the   FMR   for   the    unit    type    in 
question. 

Moreover,    as   the    marketing    analysis    shows,    the    rents   will   be    within 
range   of   the    Dorchester   market,    and   will    provide    an    affordable 
alternative    to  young    households   who    are    looking    for   quality  housing 
and  would    typically   turn    to    apartment    complexes    in   nearby   Milton, 
Ouincy,    or    Weymouth. 

Further,    as    a    highly   visible   project    in    an    architecturally  prime 
location,    with    convenient   public    transportation   at    the    doorstep, 
with    free    tenant    parking,    and   with    a    major   public    amenity     (the 
State   Park    and   the    improved    riverfront)    close    at   hand,    this    devel- 
opment  might    reasonably   be    compared    to    luxury   housing  being   built 
in   other   Boston    neighborhoods   which   are    experiencing    a    wave   of    re- 
investment.      In    Jamaica    Plain,    new   condominium   developments    are 
priced    at    well   over    S100,000  per   unit.       In    Charlestown,    new   rental 
housing    in   the    former   Navy   Yard   will   be    rented    at    levels    far    in   excess 
of   those   projected    for   Lower   Mills. 

The  below-market    rents  will    be    reinforced   with    income    eligibility 
guidelines,    designed    to   preserve    the   new    apartments    for   moderate- 
and  middle-income   households.       If    oriqinal    tenants   move    out,    their 
replacements   will    also   have    to  meet    these    guidelines    (which  will 
be   adjusted    for    inflation).       Finally,     when    the   units    are    sold, 
existing   tenants   will    have    first    option    to  buy,    and    the    units   will 
be   offered   at    a    discount   below   the    then-fair  market   value    for 
existing    tenants.       A   household   which   has    lived   in   its    unit    for 
all    seven   years   will   be    able    to  buy    at    75%    of   market    value,    with 
the   depth   of   the    discount    decreasing     for   shorter   tenancies. 
The   UDAG  principal     of   $2,000,000,    plus   the   $390,000   in   construction- 
period   interest,    will   now  be   recaptured  by  the   City   and  may  be   used 
to  provide    low-interest   second   mortgages   to  needy  tenants   who  wish 
to  purchase   their  apartments.      Some    down-payment   assistance  may  also  be 
provided.      All   discounted  units  will  be    covered  by  an   anti-speculation 
clause. 

The    surest    indicator    of   positive    community    impact    is    the    attitude 
of   the    community    itself,    which    is    well    organized    and   prepared    to 
react   with    acute    sensitivity    to   any   project   which   they    feel    would 
be   gentirying    or    destabilizing.       Attached    are    letters    of    endorsement 


from  the  Lower  Mills  Civic  Association  and  the  Lower  Mills  Merchants 
Association.   These  letters  are  part  of  the  public  record  of  the 
hearings  held  on  April  14  in  Lower  Mills  and  April  28  in  the  Boston 
City  Council  Chambers. 


4.  Relocation  Impacts. 

UDAG  Form  7  is  attached.   There  is  no  residential  relocation  at 
all.   The  15  small  industrial  tenants,  many  of  leases  have  expired 
or  will  expire  shortly,  will  be  relocated  fairly.   While  the  UDAG 
can  be  argued  not  to  cause  the  displacement  of  most  of  these  firms, 
the  Massachusetts  Government  Land  Bank  has  stringent  requirements 
for  relocation  planning  and  assistance,  and  $100,000  in  relocation 
costs  is  presently  included  in  the  proposed  mortgage  budget. 

Walter  Baker  Building,  the  owner  of  the  mill  properties  to  be 
recycled,  also  owns  the  mill  buildings  directly  across  Adams  Street, 
and  it  is  expected  that  most  of  the  jobs  displaced  from  the  housing 
parcel  will  be  transferred  to  this  nearby  space.   A  complete 
Relocation  Plan  is  presently  being  prepared  for  the  Land  Bank,  and 
will  be  provided  to  HUD  as  soon  as  it  is  available. 


5.  Housing  Impacts. 

UDAG  Form  8  is  attached. 


EXHIBIT  I :  LETTERS  OF  ENDORSEMENT  FROM  NEIGHBORHOOD  ASSOCIATIONS 


This  Exhibit  consists  of  letters  from  the  Lower  Mills  Civic 
Association  (Agnes  Minihan,  Public  Hearings  Representative,  and 
Gary  Tondorf-Dick,  President),  and  the  Lower  Mills  Merchants 
Association  (Raymond  McDonough,  President) . 
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Wres '  *fh~'  *      Dorchester  Lower  Mills  Civic  Association 


C  of  J  Address 

All  Communications 
lo  the  Secretary. 

A^ril   28,   1?8X 
Tot      City  Counoil   Com:\ittee   on  Planning  6  Dsvelc-.-nent 
:ei     L'rbcn  Development  Action  Grant   Program,   Ecrchestar   Lcnar     ills       ■   ;>?t 

y  £.aaM   it  Agnes   -^inihan  and  I  as.  tr.e     ubiic  ae!.rii»£S   re.  res  :r.u.  i  iva  iff        :•    !>rrer;-»3t.T 
L<-*er    'ills  Ciria  Association.     At  our  regular  c  nt- 1;.   vie: :-tl:i-#   ail?    •  r.         -a.  , 
^rr*l  t,   i»81,  Iran*   .•Caefa,  representing  tha   Lot.sr      ilia    "af'-c;    t?s,      r-*a    t??  ts 
cur    aembershii;  thair  plan*   for  dovelo-ing  certain  ct  the     ills     \Jilcin*s«       '-at  '  r--" 
has   been  liaaned  to   tne   Lowell     .ills   area,   however  we  are     nijus    in  the*   '  ur 
mills  are   surrounded   by  rasidentiel  pro^arties   and  wa   trees   cur  rcr-e       cictto   the 
yeer  1633.      Ths   Lower    >lls  Assooistes  h-ve   shown  a   sensitivity    tc   t'-:s   r    ri*r=;e 
in  tneir  planned   treatment  of  the   buildings  and  here  tddrasfed   tr:e  n?   ■  r  s"-.-«?tirn 
to  tha  original   oresant^tion  by  eonrn?  up  with  an  ecee-.V-ble    ->rr'ir.r  s      ?.      Tha 
oublie  hap-ring   by   th<?   Eeighbcrhoed   Cavalo.  stent  A?9ney  hel   H   t,r-   -»x-»:»ii-.a  tha 
solution  to  this   >rcfci#a  to  the   satisfaction  of  the  eon -.uriit*   ftad   *■   a   r   sin -si 
area,   coamcsly  referred  to  as   "the  Villar-e".      The  iiurcr.r;    of  -•  e  ".r  1    -      Licticn 
w»s   received  by  the  mercers  of  tne   "£"   Board  end  tne  c*'ie:-r*   of   -.'-.3   _">".,  «      ^vr»r 
the  -wee.ocd  end  we   attested   to   gc   iver  the   t-let.nora   of  fl--ure»    c:   -ur  "   .-jrut;r? 
fccard  meeting  last  night.     A  numsr  cf  questions  v  ?ra  r^ic-o   _:\  rs:    rr   t      fS9 
ai  nies   tiet  would    oe   given  to   the  iiD:    6S  Administrative   Ccrt.s.      .'1?-    *-!2        se,"   •"'rcT.  tra 
intirdst  et  t;  a  time   of   tne  resale   cf  the    jro.crti?s  r.rul-'    o*     :iv    -   t>\   ■-   t<    r-i    "i"  , 
Pjrna,.s   Jt  sone  time   in  thoyrtfuture  en  agraernent  w-r— T*   ?3  wor'i  ■■'   cut  tn  reinvest 


.^incerel    , 


•*  :n?s      isiihan 

20    Uc      _rtca  St. 

forch-stir   i.o;.9r     ills 


Sorrbrstrr  iConirr  fEillfi  (£imr  Asfinr.,  3nr, 


31    Old  Morton  Street 

Dorchester  Lower  Mills,   MA      02126 

April    27,    1981 


Councilor  Lawrence  S.  DiCara 

Chairman 

Committee  on  Planning  and  Development 

Boston  City  Council 

New  City  Hall 

One  City  Hall  Square 

Boston,  Massachusetts   02201 

Dear  Sirt 

At  the  April  27,  1981  meeting  of  the  Executive  Board 
of  the  Dorchester  Lower  Mills  Civic  Association  it  was 
resolved  that  the  Executive  Board  supports  the  Message  and 
Order  approving  application  to  the  U.S.  Dept.  of  HUD  for  an 
U.D.  Action  Grant  of  $2,  800,000  for  the  Dorchester  Lower 
Mills  Housing  Development  and  supporting  an  application  to 
the  Massachusetts  Land  Bank  for  the  Dorchester  Lower  Mills 
Housing  Development.  It  was  further  resolved  at  the 
Executive  Board  Meeting  to  request  Chairman  Lawrence  S.  DiCara 
(Committee  on  Planning  and  Development)  to  delete  the 
Expenditure  Clause  within  this  application  at  this  time 
and  to  include  it  at  a  later  date  subject  to  the  satisfaction 
of  all  parties  that  Design  Review  resolutions  are  acceptable 
to  the  greatest  number  of  neighborhood  residents,  the 
Dorchester  Lower  Mills  Civic  Association  and  that  the  solutions 
are  consistent  with  the  hopes  and  aspirations  of  the  community. 

The  Dorchester  Lower  Mills  Housing  Development  positively 
addresses  J^o  major  needs  of  this  community.  One  is  the 
need  for^irfordable  housing  within  the  Lower  Mills  community. 
Secondly  a  need  exists  for^nousing  that  does  not  descriminate 
by  age  and  income  eligibility  requirements.  We  accept  the 
committment  made  by  the  Lower  Mills  Associates  to  work 
closely  with  the  members  of  the  Dorchester  Lower  Mills  Civic 
Association  to  plan  for  a  solution  acceptible  to  the  community; 
a  solution  that  is  the  best  possible  for  these  buildings  and 
this  neighborhood  at  this  time  considering  neighborhood  needs, 
the  buildings  and  the  market  demographics. 

Sincerely  yours, 


m[  Tbilrt/-  Jj/cb 


Gary  Tondorf-Dick,  President 

Dorchester  Lower  Mills  Civic  Association 


Lower  Mills  .Merchants  Association 

2273  Dorchester  Ave..   Dorchester.   Mass.   02124 


PreuJenl 

RAY   McDONOUCH 

Via   Prtiijtnl 
ALTON  SHERMAN 

Treasurer 
EL' GENE  FLYNN 

Stcrctary 

MRS    LEONA  RASKIN 


April  6,  1981 


Harringon  Eeefe  &  Schork 
One  Boston  PI. 
Boston,  Mass. 

Lear  «r.  Keefe 

This   is  a  follow  up  Letter  to  our  Association  Meeting  which  you  addressed 
recently  here   in  Lower  Mills. 

The  membership  of  Lower  Mills  Merchants  is  100  /»  in  agreement   that   the 
conversion  of  the  Walter  Baker  building  to  modern  apartments  would  be 
a   tremendous  improvement   to   the  Pierce   Square  area. 

Hopefully   this  project  will  receive  necessary  funding  and  be  approved 
at  all  level 8  in  the  near  future. 

Thank  you  for   the  time  and  effort  that  must  have  gone   into  this  project. 
Lower  Mills  Merchants  will  cooperate  in  any  way  possible. 


Baymond  J.   McLonough  President. 


UDAG  Form  7* 
RELOCATION  IMPACTS 


Instructions:      Corrpjetje    the   t-abie   belo--  with   the    nuricri   cf    fa-ilies,    ind: 
f  arms,    anc  businesses   which   will   be    relocated   as   a   resell   of    the   propose: 

WCTL:  T*»e   iollow-ino   6ef initiens    apply   to  this   tible: 


(1)      Low   and  Moderate   Income: 


(2)     Other   Income   Cateooncs 


Persons   whose    UTCone    is  less  than   80*    of 
■the   iredaan   income   ior   the  SfSA   (or    for 
the   applicar.t's   tut  s  id  irti  on  if   the 
applicant    is  outside   the   SMSA). 

Persons   whose    income    is  over  BOX   of    the 
median   income    for  the   93A   Jor   for   the 
applicant's   jurisdiction  if  the  applicant 
is   outside   the   9<SA) . 

If  rore  appropriate,  use  the  income  limits  for  the  KU2  Section  E  hocstnc  procrer 
to  define  low-  arc  rroderate- income  families.  VJiere  size  cf  farrily  is  not  "Kno-T., 
use  Section  B  lirut   lor  a   fa-rily  of    four  persons. 


LD--   anc   Mooerate 


Other    Income 


1.    Fa-nil  les 
Displaced 


I  horW.inorirv  I  Kin 


"ircr:rv  I  Kincrirv  I  Nor-:  u_-c: 


2.    Unrelated 
Individuals 
Displaced 


3.    Faz-i 
Lost 


<.    Businesses 
Displaced 


15 


b.  Joes  Lost 
From  Busi- 
nesses in 
Line  A  ?bove 


Total  job: 
Job  numbe: 
and  race, 
of  the  pri 


invo 
s,  and 
are  be 
Darati 


lvid  believed 

breakdown  bty 

compiled!  as   part 
of   the    Rejlocation   Plan. 


to  be    150. 
income 


"Siis   fora  consti-aites  the   response   to  Part  III. D. 4. a. 


As  explained  elsewhere,  many  of  the  15  leases  have  exnired  or  will 
expire  during  the  construction  period.   The  mill  owners  are  holdir 
space  in  their  mill  properties  directly  across  the  street  for 
about  75%  of  the  jobs  being  moved  from  the  Adams,  Pierce,  and 
Preston  mills.   The  City's  strategy  for  Lower  Mills  has  exolicitl} 
suggested  consolidating  existing  blue-collar  jobs  into  one  side 
of  the  mill  complex,  freeing  ud  the  other  side  for  housing. 

Paoe  1  of  1 


PRO^ISICN  CF  HOUSING 


Instructions:  Complete  the  table  below  with  the  number  of  housing  units  to 
be  provided  by  the"  project  for  ooc-jpants  of  various  income  levels.  Answer 
the  questions  which  follow  the  table. 

Note:  The  following  definitions  apply  to  this  table: 


(1)     Low  and  Moderate  Income: 


(2)     Middle 


(3)     Upper  Income: 


Onits  to  be  available  for  occupants 
whose  income  is  less  than  60%  of  the 
median  income  for  the  SMSA  (or  for 
the  applicant's  jurisdiction  if  the 
applicant  is  outside  the  SKSA) . 

Units  to  be  available  for  occupants 
whose  income  is  between  80%  and  120% 
of  the  median  income  for  the  SMSA  (or 
far  the  applicant's  jurisdiction  if 
the  applicant  is  outside  the  SMSA) . 

units  to  be  available  for  occupants 
whose  income  is  120%  or  more  of  the 
median  income  for  the  SMSA  (or  for 
the  applicant's  jurisdiction  if  the 
applicant  is  outside  the  SV.SA) . 


See 

explana- 
tion below 


Low  arc  Mrcerate 

Middle  Income 

Occer  Income 

TOTAL 

Number 

Fercent 
of  Total 

Number 1    Fercent 
lof  Total 

Number 

Percent 
of  Total 

NO. 

% 

a.  Number  New  units 
to  be  Constructed 

b.  Njnber  Units  to  be 
Rehabilitated 

~ 

~ 

144 

100% 

c.   TOTAL  Units  (Sun 
of  a  and  b  above) 

~ 

-- 

144 

100% 

~ 

~ 

144 

100 

1.  Indicate  the  basis  for  the  above  calculations.     Indicate  the  annual  rental  prices 
and  sales  prices  for  units  in  each  income  category. 

Units  will  range  from  $375-575  plus  heat  and  electricity,  which 
is  estimated  at  $65,  for  a  total  range  of  $440  to  $640.   Income 
guidelines  will  create  a  range  of  25-35%  of  household  income  which 
can  be  spent  on  housing;  this  means  that  many  units  will  be  available 
to  low-  and  moderate-income  households,  while  some  will  also  be 
available  to  "upper-income  households.   Because  rents  will  vary  by 
unit  type  and  location  within  the  project,  (continued  on  next  page) 

2.  If  units  are  to  be  rehabilitated,    indicate  the  income  category  of  residents 
prior  to  rehabilitation  and  the  number  of  vacant  or  abandoned  units.     Indicate 
the  expected  income  level  of  occupants  of  the  rehabilitated  units. 

N/A.'     There   are   no   residential  occupants   at  Dresent. 


•  This  fcrm  constitotes  the  response  to  Part  III. D. 5. a. 
111-14 
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(Item  1,  Basis  of  Calculations,  continued) 

it  is  impossible  to  specify  at  this  time  how  many  units  will  rent 

at  which  levels.   As  the  table  below  indicates,  however,  all  projected 

rents  will  be  available  to  middle-income  households,  and  the  less 

expensive  units  will  be  available  to  moderate-income  households  as 

well. 

HUD  estimates  the  median  income  in  1980  for  a  family  of  four  in  the 
Boston  SMSA  as  $21,800.   Assuming  10%  annual  inflation,  this  figure 
should  be  $26,400  in  1982.   The  City  estimates,  on  this  basis,  that 
the  median  income  for  a  family  of  two  (the  likely  occuoants  of  a 
studio  or  one-bedroom  unit)  would  be  $21,500,  and  the  median  income 
for  a  family  of  three  (the  likelv  occupants  of  a  two-bedroom  unit) 
would  be  $24,000.   The  income  categories  for  these  family  sizes 
are  as  follows: 


Family  size 


Projected 
Median  Income 


Low-mod. 
(Below  80%) 


Upper 
(Above  120%) 


21,500 
24,000 


17,200 
19,200 


25,800 
28,800 


These  categories  are  perhaps  conservative,  in  view  of  the  recent 
finding  by  the  Department  of  Labor  that  Boston  is  the  third-most 
expensive  City  in  which  to  live  in  America,  and  that  a  family  of 
four  requires  $27,000  in  1981  to  live  "comfortably"  at  middle-, 
rather  than  upper-income  standards. 

The  projected  rent  levels  are  available  to  income  categories  as 
follows. 


Possible  rent/ 
Rent  +  utilities 

$375/440  (1BR) 

$425/490  (1BR) 

$475/540  (1BR) 

$525/590  (2BR) 

$575/640  (2BR) 


Minimum  Income  (35% 
of  Income  to  Housing) 

15,085  (low-mod) 

16,800  (low-mod) 

18,514  (middle) 

20,229  (middle) 

21,943  (middle) 


Maximum  Income  (25% 
of  Income  to  Housing) 

21,120  (middle) 

23,520  (middle) 

25,920  (upper) 

28,320  (middle) 

30,720  (upper). 


III.E   EMPLOYMENT  PLAN 


This  crietrion  does  not  apply.   This  is  a  residential  project. 


F.        RECORD    OF    APPLICANT 

Reference    Source:  Community    Development    Block    Grant 

Grantee    Perfonr.ancE    Report    (.March    26,    1979) 
(the  1980  Grantee      Performance    Report    expected    to    be 
submitted    shortly) 

Refer    to:  Form    HUD-4070    Progress    On    Planned   Activities 

NO.  DESCRIPTION  PAGE 

4  Clearance    of    abandoned,    unsafe,  and    dangerous    buildings            3 

16-18  Acquisition    of    Real    Property  o 

25  Parks  13 

26  Lights  -  Residential  13 
2e  Tree  Planting  -                          15 

29  Street  Reconstruction  15 

30  Sidewalks  17 
119  clearance  of  unsafe,  abandoned  buildings  37 
124  Business  District  Site  Improvements  47 

133  Lighting  52 

134  Tree  Planting  53 

136  sidewalk/Highway  Reconstruction  55 

137  Street  Resurfacing  55 
137  Parks  and  Playgrounds  55 
201  Clearance  of  unsafe  ,  abandoned  buildings  71 
206  Business  District  Amenities,  Site  Improvements  7E 

209  Lighting  8C 

210  Sidewalk    Reconstruction  El 

211  Street   Reconstruction  52 

212  Tree  Planting  52 
216  Parks  and  Playgrounds  S3 
240  Demolition    /    Boarding  100 

Also  see  Quarterly  Reports  field  for  the  quarter  ending  April  10,  1981 
for   the   following  Action    Grant    Projects: 

B-78-AA-25-0006  Charlestown   Navy    Yard 

B-7S-AA-25-0005  Lafayette    Place 

B-78-AA-25-0004  Blue    Hill    Avenue 

B-80-AA-25-O027  Crosstown    Industrial    Park 

B-80-AA-25-0041  Teradyne 

B-81-AA-25-0046  North    End   Nursing    Home 

B-80-AA-25-0036  O'Connell    Sea    Food 

B-81-AA-25-0047  Copley    Place 

B-81-AA-25-0037  Westland   Avenue 


PART     IV 
Project   Approval    Information 


IV. A.   PROJECT  APPROVAL  INFORMATION:   TECHNICAL  REQUIP.EMENTS 

ITEM  1 

Does  this  assistance  request  require  state,  local,  regional,  or  other 

priority  rating? 

No 

Item  2 

Does  this  assistance  request  require  federal,  state  or  local  advisory, 

historic  preservation,  educational  or  health  clearance? 

Yes.   The  mill  buildings  are  on  the  National  Register  of  Historic  Places 

and  a  Section  106  Review  will  be  required.   The  City  is  compiling  the  materials. 

Item  3 

Does  this  assistance  request  require  clearinghouse  review  in  accordance 

with  OMB  Circular  A- 95? 

Yes,  Mass.  Office  of  Communities  &  Development;  Metropolitan  Area 
Planning  Council 


Does  this  assistance  request  require  state,  local,  regional  or  other 
planning  approval? 

No 

Item  5a 

Is   the  proposed   project   covered   by   an   approved   comprehensive   plan? 

Yes.     It   is   consistent  with  Boston's   FY1981   CEDS,    and  with   the   Dorchester/ 
Fields   Corner    Neighborhood   Improvement  Program.      It   is    covered   sneci'icalTy 
in    the   City's    1979  Revitalization   Strategy   for  Lower  Mills    (ApDendix  A). 

b^ 

Does   the   applicant  have   a   locally   approved   Community  Development    (CD) 

plan   and   Housing   Assistance   Plan    (HAP)? 

Yes;    both  documents  were    approved   by  HUD   in  September,    1980. 

Item   6 

Will  the   assistance   requested   serve   a  Federal   installation? 

No 

Item   7 

Will  the   assistance  requested   result  in  improvements   on  Federal    land   or 

to   a  Federal   installation? 

No. 


rv-i 


Item  8 

Will  the  aDplication  require  an  Environmental  Impact  Statement? 

No.  The  City's  level  of  clearance  finding  will  recommend  that  no  adverse 
impact  be  found  with  regard  to  the  historic  preservation  issue.  No  other 
aspect  of  the  project  raises  issues  which  would  require  an  EIS. 

On  what  date  was  the  level  of  clearance  finding  made? 

The  City  is  presently  compiling  the  Section  106  review  materials,  and 
expects  to  file  the  level  of  clearance  finding  during  the  first  week  in 
May,  1981. 

Item  9 


Will  the  assistance  requested  cause  the  displacement  of  individuals,  families, 
businesses,  or  farms? 

No  residential  relocation  is  involved  whatsoever.   Fifteen  small  industrial 
tenants  will  have  to  be  relocated;  several  are  on  short-team  lease  extensions 
at  this  time  or  will  have  their  leases  expire  during  the  construction  period. 
Most  will  move  to  mill  space  owned  by  the  owner  of  the  subject  properties 
located  directly  across  the  street.   This  is  explained  in  detail  in  section 
III.D. 

Item  10 

Has  other  related  governmental  assistance  on  this  project  been  aDproved 

or  applied  for?  Will  any  other  be  applied  for? 

Yes.   Permanent  financing  by  the  Massachusetts  Government  Land  Bank  is 
critical  to  the  project  as  presently  conceived,  and  received  preliminary 
approval  on  March  30,  1981.   Final  approval  is  expected  in  early  June. 

Item  11 

Is  the  project  in  a  designated  flood  hazard  area? 


Item  12 

Will  the  proposed  project  result  in  the  relocation  of  industrial  or 

commercial  facilities  from  one  metropolitan  or  non-metropolitan  area  to 

another? 

No. 


Does   the  proposed  project   involve   the   jurisdiction  of  more   than  one 
municipality? 


Citizen    Par-ncipation,    Civil    Rights,    Equal    Empiovment 
and    Housing   Opporrumty 

Item    la 


Is    there    a   written  Citizen   Participation  Plan   describing    the   process    for 
citizens    to   take   part   in   the    development   of   the    application    as   required 
in   42   CFR   Part   570.456    (c)     (i)     (A)    of   the   Regulations? 

Yes. 

Item    lb 

Did  actual  citizen  participation  in  the  development  of  the  application 
equal  or  exceed  that  expected  in  the  Citizen  Participation  Plan  or  the 
requirements  as  stated  in  the  Regulations? 

Yes.   According  to  the  City's  UDAG  Citizen  Participation  Plan,  established 
by  the  Office  of  Public  Service,  two  public  hearings  were  held.   The  first 
occurred  on  ADril  14,  1981,  in  the  Lower  Mills  neighborhood,  sponsored  by  the 
Neighborhood  Development  Agency.   Written  invitations  were  sent  to  communitv 
groups,  local  agencies  and  elected  officials.   Notification  was  published 
in  neighborhood  and  city-wide  newspapers.   Presentations  on  the  project  were 
made  and  printed  information  was  distributed.   A  City  Council  Subcommittee 
hearing  was  held  on  April  28,  1981.     Similar  notification  procedures  were 
followed.   This  served  as  the  second  public  hearing. 

Item  2 


If  the  project  is  residential  or  "neighborhood"  in  nature,  are  neighborhood 
groups  or  community  organizations  involved  in  developing  the  acolication  or 
in  carrying   out   a   component  of   the  project? 

Yes.      The  Lower  Mills  Civic  Association  and  Lower  Mills  Merchants'    Association 
have   endorsed  the  project,    participated   in   several  meetings,    and  played   a   direct 
role   in   formulating   a   solution   to   the   parking   issue. 

Item   3 

Does   the   applicant  have    any  unresolved   issues    arising   from   civil   rights 
compliance  reviews,    citizen  participation   allegations,    lawsuits  or  other 
allegations   against   the  proposed   or   any  other   Federally- assisted  project 

(or   funding)    administered  by   the    applicant? 

Yes.      The  Community  Development   Block   Grant   contract   for  Year  VI    contains 
contract   conditions   in   the   equal   opportunity   area.      The   City  has  provided 
monthly  reports   to   the   HDD   Area  Office  on  its  progress   under   the   conditions. 
The  City  is   also   aware   of   the   HOD   Regional  Office   review  under  Section   109, 
Title  I,    Housing   and  Community  Development  Act  of   1974    and  Title  VT ,    Civil 
Rights  Act  of  1964. 

A  challenge  has  been   filed   in   court   as   to   the    lawfulness  of  the  Mayor's 
Executive  Orders  on  Resident   Hiring   and  Minority   Business  Obligation. 

The  City  of  Boston   and   the   Boston   Redevelopment   Authority    are    co-defendants 
with   HUD   in   a   case    entitled   Munoz-Mendoza,    et    al.    v.    Pierce,    et    al.      This 
case   is  brought  by    several   named   plaintiffs   who    seek    to    enjoin  payments   under 
the  Copley  Place   UDAG   until    such   time    as    HUD   has    completed    an   extensive    studv 


Item  3  (continued) 


of  the  impact  of  the  project  on  minority  and  low  income  residents  of  the 
area.   HUD  and  the  City  expect  to  prevail  in  this  suit  on  the  grounds  that 
the  required  UDAG  procedures  and  studies  were  completed,  that  the  project 
will  benefit  the  City  of  Boston  and  its  residents,  and  that  the  plaintiffs 
have  failed  to  state  a  cause  of  action  against  the  City  or  HUD.   Although 
the  City  is  not  a  named  party  to  the  suit,  there  is  similar  litigation  in  a 
case  entitled  N.A.A.C.P.  v.  Landrieu.   Plaintiffs  in  this  suit  have  chal- 
lenged the  funding  of  various  UDAG  and  CDBG  projects.   To  date,  Judge  Skinner 
of  the  Federal  District  Court  has  refused  to  enjoin  funding  of  the  disputed 
projects  and  programs. 

Item  4 

Is  the  applicant  under  investigation  by  any  Federal  office  enforcing  equal 

opportunity  laws  and  regulations? 

No.  The  City  of  Boston  is  unaware  of  any  investigations  by  Federal  offices 
enforcing  equal  opportunity  laws  and  regulations,  unless  those  investigations 
are  of  the  activities  mentioned  in  Section  B,  Item  3. 

Item  5- 

Has  the  applicant  submitted  Form  EEO-4  or  comparable  data  to  the  HUD  Area 

Office  as  of  the  preceding  July  31st  as  a  certification  of  continuing 

eligibility? 

The  City  of  Boston,  as  part  of  its  compliance  with  the  conditions  of  the 
Community  Development  Block  Grant  conditions  for  the  Year  IV  has  supplied 
the  HUD  Area  Office  with  comparable  data  on  a  monthly  basis. 


PART    V 
Assurances 


Urban  Development  Action  Grant  Part  V 

Boston,  MA:   Dorchester  Lower  Mills  Housing  Section 


The  Applicant  hereby  assures  and  certifies  that: 

It  possesses  legal  authority  to  apply  for  the  grant  and  to  execute  the  proposed 
program. 

Its  governing  body  has  duly  adopted  or  passed  as  an  official  act  a  resolution, 
motion  or  similar  action  authorizing  the  filing  of  the  application,  including 
all  understandings  and  assurances  contained  therein,  and  directing  and  authorizing 
the  person  identified  as  the  official  representative  of  the  applicant  to  act  in 
connection  with  the  application  and  to  provide  such  additional  information  as 
may  be  required. 

It  has  complied  with  all  the  requirements  of  OMB  Circular  A-95  as  modified  by 
24  CFR  Part  570.310  and  that  either: 

a.  Any  comments  and  recommendations  made  by  or  through  clearinghouses  are 
attached  and  have  been  considered  prior  to  submission  of  the  application; 
or 

b.  The  required  procedures  have  been  followed  and  no  comments  or  recommendations 
have  been  received. 

Prior  to  submission  of  its  application,  the  applicant  has: 

a.   Prepared  a  written  citizen  participation  plan,  which: 

(1)  Provides  an  opportunity  for  citizens  to  participate  in  the  development 
of  the  application,  encourages  the  submission  of  views  and  proposals, 
particularly  by  residents  of  blighted  neighborhoods  and  citizens  of  low- 
and  moderate- income,  provides  for  timely  responses  to  the  proposals  sub- 
mitted, and  schedules  hearings  at  times  and  locations  which  permit  broad 
participation ; 

(2)  Provides  citizens  with  adequate  information  concerning  the  amount  of 
funds  available  for  proposed  community  development  and  housing  activities, 
the  range  of  activities  that  may  be  undertaken,  and  other  important 
program  requirements ; 

(3)  Provides  for  public  hearings  to  obtain  the  views  of  citizens  on 
community  development  and  housing  needs;  and 

(4)  Provides  citizens  with  an  opportunity  to  submit  comments  concerning 
the  community  development  performance  of  the  applicant. 


V.l 


b.   Followed  this  plan  in  a  manner  to  achieve  full  participation  of  citizens 
development  of  the  application.   The  applicant  shall  also  follow  this 
plan  to  achieve  full  citizen  participation  in  all  other  stages  of  the 
program. 

5.  Its  chief  executive  officer  or  other  officer  of  the  applicant  approved  by 
HUD: 

a.  Consents  to  assume  the  status  of  a  responsible  Federal  official  under 
National  Environmental  Policy  Act  of  1969  insofar  as  the  provisions  of 
such  Act  apply  to  24  CFR  570; 

b.  Is  authorized  and  consents  on  behalf  of  the  applicant  and  himself  to   accept 
the  jurisdiction  of  the  federal  courts  for  the  purpose  of  enforcement 

of  his  responsibilities  as  such  an  official. 

6.  The  Community  Development  Program  has  been  developed  so  as  to  give  maximum 
feasible  priority  to  activities  which  will  benefit  low-  and  moderate- income 
families  or  aid  in  the  prevention  or  elimination  of  slums  or  blight. 

NOTE:   The  requirements  for  this  certification  will  not  preclude  the  Secretary 
from  approving  an  application  where  the  applicant  certifies,  and  the 
Secretary  determines,  that  all  or  part  of  the  Community  Development 
Program  activities  are  designed  to  meet  other  community  development 
needs  having  a  particular  urgency  as  specifically  explained  in  the 
application  in  accordance  with  24  CFR  570.302(f). 

7.  It  will  comply  with  the  regulations,  policies,  guidelines,  and  requirements 
of  0MB  Circular  No.  A-102,  Revised,  and  Federal  Management  Circular  74-4  as 
they  relate  to  the  application,  acceptance,  and  use  of  Federal  funds  under 
24  CFR  570. 

8.  It  will  administer  and  enforce  the  labor  standards  requirements  set  forth 

in  24  CFR  570.605  and  HUD  regulations  issued  to  implement  such  requirements. 

9.  It  will  comply  with  all  requirements  imposed  by  HUD  concerning  special  require- 
ments of  law,  program  requirements,  and  other  administrative  requirements, 
aDproved  in  accordance  with  OMB  Circular  No.  A-102,  Revised. 

10.  It  will  comply  with  the  provisions  of  Executive  Order  11296,  relating  to  evaluatio 
of  flood  hazards  and  Executive  Order  11288  relating  to  the  prevention,  control, 
and  abatement  of  water  pollution. 

11.  It  will  require  every  building  or  facility  (other  than  a  privately  owned  residenti 
structure)  designed,  constructed,  or  altered  with  funds  provided  under  24 

CFR  270  to  comply  with,  the  "American  Standard  Specifications  for  Making -Buildings 
and  Facilities  Accessible  to,  and  Usable  by,  the  Physically  Handicapped,"  Number 
A-117.1-R  1971,  subject  to  the  exceptions  contained  in  41  CFR  101-19.604. 
The  applicant  will  be  responsible  for  conducting  inspections  to  insure  compliance 
with  these  specifications  by  the  contractor. 


12.  It  will  comply  with: 

a.  Title  VI  of  the  Civil  Rights  Act  of  1964  (Pub.  L.  88-353),  and  the  regulations 
issued  pursuant  thereto  (24  CFR  Part  1),  which  provides  that  no  person 

in  the  United  States  shall  on  the  grounds  of  race,  color,  or  national 
origin,  be  excluded  from  participation  in,  be  denied  the  benefits  of, 
or  be  other-wise  subjected  to  discrimination  under  any  program  or  activity 
for  which  the  applicant  receives  Federal  financial  assistance  and  will 
immediately  take  any  measures  necessary  to  effectuate  this  assurance. 
If  any  real  property  or  structure  thereon  is  provided  or  improved  with 
the  aid  of  Federal  financial  assistance  extended  to  the  applicant,  this 
assurance  shall  obligate  the  applicant,  or  in  the  case  of  any  transfer 
of  such  property,  any  transferee,  for  the  period  during  which  the  real 
property  or  structure  is  used  for  a  purpose  for  which  the  Federal  financial 
assistance  is  extended,  or  for  another  purpose  involving  the  provision 
of  similar  services  or  benefits. 

b.  Title  VIII  of  the  Civil  Rights  Act  of  1968  (Pub.  L.  90-284),  as  amended, 
administering  all  programs  and  activities  relating  to  housing  and  community 
development  in  a  manner  to  affirmatively  further  fair  housing;  and  will 
take  action  to  affirmatively  further  fair  housing  in  the  sale  or  rental 

of  housing,  the  financing  of  housing,  and  the  provisions  of  brokerage 
services. 

c.  Section  109  of  the  Housing  and  Community  Development  Act  of  1974,  and 

the  regulations  issued  pursuant  thereto  (24  CFR  Part  570.601),  which  provide 
that  no  person  in  the  United  States  shall,  on  the  grounds  of  race,  color, 
national  origin,  or  sex,  be  excluded  from  participation  in,  be  denied 
the  benefits  of,  or  be  subjected  to  discrimination  under,  any  program 
or  activity  funded  in  whole  or  in  part  with  funds  provided  under  24  CFR 
570. 

d.  Executive  Order  11063  on  equal  opportunity  in  housing  and  nondiscrimination 
in  the  sale  or  rental  of  housing  built  with  Federal  assistance. 

e.  Executive  Order  11246,  and  the  regulations  issued  pursuant  thereto  (24 

CFR  Part  130  and  41  CFR  Chapter  60),  and  Section  4(b)  of  the  Grant  Agreement, 
which  provides  that  no  person  shall  be  discriminated  against  on  the  basis 
of  race,  color,  religion,  sex,  or  national  origin  in  all  phases  of  employ- 
ment during  the  performance  of  Federal  or  federally  assisted  construction 
contracts.   Contractors  and  subcontractors  on  Federal  and  federally  assisted 
construction  contracts  shall  take  affirmative  action  to  insure  fair  treatment 
in  employment,  upgrading,  demotion,  or  transfer;  recruitment  or  recruitment 
advertising;  layoff  or  termination;  rates  of  pay  or  other  forms  of  compen- 
sation; and  selection  for  training  and  apprenticeship. 

13.  It  will  comply  with  Section  3  of  the  Housing  and  Urban  Development  Act  of 
1968,  as  amended,  requiring  that  to  the  greatest  extent  feasible  opportunities 
for  training  and  employment  be  given  to  lower-income  residents  of  the  project 
area  and  contracts  for  work  in  connection  with  the  project  be  awarded  to  eligible 
business  concerns  which  are  located  in,  or  owned  in  substantial  part  by,  persons 
residing  in  the  area  of  the  project. 


14.  It  will: 

a.  To  the  greatest  extent  practicable  under  State  law,  comply  with  Section 
301  and  302  of  Title  III  (Uniform  Real  Property  Acquisition  Policy)  of 
the  Uniform  Relocation  Assistance  and  Real  Property  Acquisition  Policies 
Act  of  1970  and  will  comply  with  Sections  303  and  304  of  Title  III,  and 
HUD  implementing  instructions  at  24  CFR  Part  42;  and 

b.  Inform  affected  persons  of  their  rights  and  of  the  acquisition  policies 
and  procedures  set  forth  in  the  regulations  at  24  CFR  Part  42  and  Part 
570.602(b) . 

15.  It  will: 

a.  Comply  with  Title  II  (Uniform  Relocation  Assistance)  of  the  Uniform 
Relocation  Assistance  and  Real  Property  Acquisition  Policies  Act  of  1979 
and  HUD  implementing  regulations  at  24  CFR  Part  42  and  Part  570.602(a); 

b.  Provide  relocation  payments  and  offer  relocation  assistance  as  described 
in  Section  205  of  the  Uniform  Relocation  Assistance  Act  to  all  persons 
displaced  as  a  result  of  acquisition  of  real  property  for  an  activity 
assisted  under  the  Community  Development  Block  Grant  Program.   Such  payments 
and  assistance  shall  be  provided  in  a  fair  and  consistent  and  equitable 
manner  that  insures  that  the  relocation  process  does  not  result  in  different 
or  separate  treatment  of  such  persons  on  account  of  race,  color,  religion, 
national  origin,  sex,  or  source  of  income ; 

c.  Assure  that,  within  a  reasonable  period  of  time  prior  to  displacement, 
comparable  decent,  safe  and  sanitary  replacement  dwellings  will  be  available 
to  all  displaced  families  and  individuals  and  that  the  range  of  choices 
available  to  such  persons  will  not  vary  on  account  of  their  race,  color, 
religion,  national  origin,  sex  or  source  of  income;  and 

d.  Inform  affected  persons  of  the  relocation  assistance,  policies  and  pro- 
cedures set  forth  in  the  regulations  at  24  CFR  Part  42  and  24  CFR  Part 
570.602(a) . 

16.  It  will  establish  safeguards  to  prohibit  employees  from  using  positions  for 
a  purpose  that  is  or  gives  the  appearance  of  being  motivated  by  a  desire  for 
private  gain  for  themselves  or  others,  particularly  those  with  whom  they  have 
family,  business,  or  other  ties. 

17.  It  will  comDly  with  the  provisions  of  the  Hatch  Act  which  limits  the  political 
activity  of  employees. 

18.  It  will  give  HUD  and  the  Comptroller  General  through  any  authorized  representative 
access  to  and  the  right  to  examine  all  records ,  books ,  papers ,  or  documents 
related  to  the  grant. 

19.  It  will  insure  that  the  facilities  under  its  ownership,  lease,  or  supervision 
which  shall  be  utilized  in  the  accomplishment  of  the  program  are  not  listed 
on  the  Environmental  Protection  Agency's  (EPA)  list  of  Violating  Facilities 

and  that  it  will  notify  HUD  of  the  receipt  of  any  communication  from  the  Director 


of  the  E?A  Office  of  Fedora]  Activities  indicating  that  a  facility  to  be  used 
in  the  project  is  under  consideration  for  listing  by  the  EPA. 

< 
70.   It  will  comply  with  the  flood  insurance  purchase  requirement  of  SEction  102(a)  • 
of  the  Flood  Disaster  Protection  Act  of  1973.   Pub.  L.  93-234,  87  Stat.  975. 
approved  December  31,  1973.   Section  103(a)  required,  on  and  after  March  2, 
1974,  the  purchase  of -flood  insurance  in  communities  where  such  insurance 
is  available  as  a  condition  for  the  receipt  of  any  Federal  Financial  assistance 
for  construction  or  acquisition  purposes  for  use  in  any  area  that  has  been 
identified  by  the  Secretary  of  the  Department  of  Housing  and  Urban  Development 
as  an  area  having  special  flood  hazards.   The  phrase  "Federal  financial  assistance 
includes  any  form  of  loan,  grant,  guaranty,  insurance  payment,  rebate,  subsidy, 
disaster  assistance  loan  or  grant,  or  any  other  form  of  direct  or  indirect 
Federal  assistance. 

22^   It  will,  in  connection  with  its  performance  of  environmental  assessments  under 
the  National  Environmental.  Policy  Act  of  1S59,  comply  with  Section  106  of 
the  National  Historic  Preservation  Act  of  1966  (16  U.S.C.  470),  Executive 
Order  11593,  and  the  Preservation  of  Archeological  and  Historical  Data  Act 
of  1966  (16  U.S.C.  469a-l,  et.  seq.)  by: 

I  •  •  . 

a.  Consulting  with  the  State  Historic  Preservation  Officer  to  identify 

properties  listed  in  or  eligible  for  inclusion  in  the  National  Register 
of  Historic  Places  that  are  subject  to  adverse  effects  (see  36  CFR  Part 
800.8)  by  the  proposed  activity;  and 

b.  Complying  with  all  requirements  established  by  HUD  to  avoid  or  mitigate 
adverse  effects  upon  such  properties. 

22.  It  certifies  that  it  has  not  knowingly  and  willfully  made  or  used  a  document 
writing  containing  any  false,  fictitious,  or  fraudulent  statement  or  entry. 
18  U.S.C.  1001  provides  that  whoever  does  so  within  the  jurisdiction  of  any 
department  or  agency  of  the  United  States  shall  be  fined  not  more  than  $10,000 
or  imprisoned  for  not  more  than  five  years,  or  both.  i 

A^^^VTH^^^i*^  -.-  •  •  ApriT  30,1981 


Kevin  H.  White,  Mayor  Date 
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